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Lumpkin County Land Use Plan Amendment 1 

Overview 

The last two decades have seen considerable growth within Lumpkin County, the 
Georgia Mountain Region and the State of Georgia. The rural character, along with 
the agricultural base economy of the County and region, is shifting to a more ur-
ban/suburban region, as development pressures from Metro-Atlanta creeps its way 
north. Outside development pressures coupled with the availability of land, has 
caused the County to face such issues such as sprawling development, infrastruc-
ture inadequacy, incompatible land uses and development pressures which 
threaten to eradicate the natural beauty that has drawn people to this area for 
thousands of years.  

Although Lumpkin County has an existing Comprehensive Plan, lack of ways to im-
plement this plan has caused this plan to be of no consequence to land use pat-
terns. And while in the past slow growth, vast amounts of land and the agricultural 
nature of existing land use patterns have allowed the county to exist without strong 
growth management policy in the past, current growth will not. These issues have 
intensified the need for greater guidance in land use patterns and future develop-
ment. The challenge that Lumpkin County now faces is to maintain a balance be-
tween the natural and built environment, between natural resources and economic 
development, between growth and preservation, between regulation and the right 
to use one�s land. 

Although this pressure will continue to intensify in the future, the County is now 
poised to create a positive future due to its vast resources, existing low density, and 
undeveloped land. Lumpkin County�s greatest strength is its proactive and con-
cerned residents. Extensive public participation, visioning, and goal setting has been 
the hallmark of its planning process, led by the volunteer Citizen�s Advisory Group 
(�CAG�) in conjunction with an extensive Public Involvement Program (PIP). While 
moving along with the development of land use regulations, the County is now 
ready to continue on this path in developing a unique and comprehensive process 
to guide and manage growth over the next 20 years. 

The purpose of this Land Use Plan Amendment (LUPA) is to supplement the County�s 
existing Comprehensive Plan, in order to update current information, include the 
latest population and employment forecasts and allow the County a vehicle to de-
velop a unique set of land use controls. The County is expected to fully rewrite their 
existing comprehensive plan during 2004. 

The impetus for this LUPA is to address several critical issues now facing the County: 

" The County is rich in history, culture, and natural resources. Nearly 1/3 of the 
County�s landmass is located within the Chattahoochee National Forest 
(57,500 acres). Two Wild Life Management Areas are located within the 
County: Blue Ridge WMA in the NW and the Chestatee WMA in the NE. In 
addition, historic and cultural resources are located throughout the County. 
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As development pressures increase special attention will have to be paid 
towards guiding growth away from sensitive resources.  

" Although agriculture is still a major land use within the County, active farms 
have been steadily decreasing. Development pressures and incompatibili-
ties between residential development and active farms has been a major 
focus of this LUPA. 

" Population has increased 44.2% over the last decade. Population is ex-
pected to reach 62,485 by the year 2025. Appropriate land use patterns are 
essential. 

" The characteristics of the population are changing. Over the next 20 years 
there will be dramatic changes in the number of families moving into the 
County and the number of baby boomers 65 and over. This diversification in 
population and lifestyles will have implications on public facilities, such as 
schools, recreation, transportation and health care. 

" The County will need to encourage the diversification of its housing stock to 
meet the demands of the future population. Housing products such as multi-
family, townhouses and empty nester single-family dwelling units, will be 
needed to meet these changing lifestyle characteristics, allowing both 
young families and long time residents to remain in the community. 

" Economic development should diversify in order for the County to create a 
balanced tax base. Without increased commercial and industrial develop-
ment within the County, the existing residential tax base will not sustain re-
quired services.  

" In the past the County had a piecemeal approach to growth management 
through various resolutions that control specific land uses and areas within 
the County.  These resolutions include subdivisions, mobile homes, legacy 
subdivisions regulations and a proposed Gateway Overlay district. In order 
to accommodate inevitable growth and to guide development over the 
next 20 years, the County needs to develop a holistic approach towards 
land use planning. 

! Public Participation Strategy 

The State�s Minimum Planning Standards and Procedures requires two public hear-
ings, the first prior to the preparation of the plan, and the second upon transmission 
from the County Commission to the Northeast Georgia Regional Development Cen-
ter for review. The county felt that a much stronger citizen participation plan was 
necessary in order to capture the feelings, needs and desires of its residents and 
business community. Citizen participation has both met and exceeded the minimum 
requirements of the Georgia Department of Community Affairs (DCA).  
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This Plan is the product of many hours of hard work and dedication by countless per-
sons. The Comprehensive Plan Team started meeting in April to outline the public 
involvement strategy for the planning process. The county appointed a volunteer 
Citizen Advisory Group (CAG) consisting of interested and influential citizens, busi-
ness interests and other stakeholders to assist and advise the Comprehensive Plan-
ning Team. In June, the County held a "kick-off' meeting and public hearing to be-
gin the process. Public forums for specific focus groups were held over a 2-day pe-
riod. Monthly public meetings were held over a 6-month period; including a round of 
3 �Fire House� public forums in various locations around the county. Two surveys 
were administered at meetings, at various locations throughout the county, and on 
the website. Subsequently, monthly CAG meetings were held throughout 2002. Di-
rect mail outs, extensive posters, newspaper information articles, public announce-
ment and advertisements, �blast e-mails�, and the county�s website were used to 
contact as much as the community as possible. All of the meetings were lively with 
wonderful insights and opinions discussed at every turn. Input from committee mem-
bers, staff, focus groups and the general public were incorporated into the overall 
amendment. Their attention and input to the project were vital components to the 
Plan's success and cannot be overstated. A summary of survey results is included as 
Appendix B. 

! Implementation Strategy 

The inventory and assessment of needs, combined with the County's vision for the 
future, resulted in guiding principles, policies and goals and strategies for Plan im-
plementation over the next 20 years. This LUPA will form the basis for the land use 
plan element of the County�s required 10th year update in 2004. 

Over time, changes will occur in the county that may not have been anticipated 
and over which the county may have no control-changing lifestyles, national or re-
gional economic shifts, and most importantly, the impact of telecommuting or inter-
net access on working and shopping patterns, etc. Annually monitoring these shifts 
against progress during plan implementation may lead to the need for amend-
ments to the Plan. The County will embark on their full 10-year Comprehensive Plan 
update in 2004. 
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A Vision for Lumpkin County 

! Introduction 

A critical component in the planning process, now and in the recent past, was the 
development of a clearly articulated community-wide vision for the future of Lump-
kin County. This was accomplished through a variety of public participation efforts 
including input from the CAG, two opinion-gathering surveys, many public meetings, 
workshops, forums and continuous oversight by a Steering Committee comprised of 
stakeholders representing a diversity of business, service, institutional and residential 
interests in the County. The citizens of Lumpkin County see their future as follows: 

 �Our Vision of Lumpkin County is... 
 

A vibrant, caring community that values differences and celebrates 
its cultural heritage and quality of life. Our people, our economy 
and natural resources are the crown jewel of the mountains.� 

We see the following elements in our community: 

! Maintaining a growing and balanced economy, consistent with local re-
sources. 

! Protect and nurture the natural and historic environment of the County. 

! Provide the best possible public facilities and services the citizens and 
business within the County. 

! Provide a transportation system that keeps pace with growth and allows 
for mobility options. 

! Ensure that all residents of the community have access to adequate and 
affordable housing. 

! Manage Growth and development based on topography and physical 
availability of land; social and economic needs of our residents; environ-
mental considerations, and the ability of the tax base and public facilities 
and services to support such growth and development. 

! Impacts of Growth 

During the 1990�s, Lumpkin County saw unprecedented growth in both the number 
of new residents and the number of new jobs in the County. Between 1990 and 
2000, the County�s population grew from 14,700 to over 21,000, representing an in-
crease of nearly 45%. Employment in the County increased at a faster pace, grow-
ing 58% from 5,562 to more than 8,800. Although some of the growth of the 1990�s 
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occurred in Dahlonega, the number of people living outside the city limits increased 
from 78% of the county�s population to 83%. During the first quarter of this century 
population growth is projected to almost triple to over 62,000, with new job oppor-
tunities increasing fourfold.  

The County�s rich history, cultural and natural resources, along with its location in the 
metro Atlanta growth corridor, all contribute to the continued attraction of living in 
Lumpkin County. All of this translates into increased pressure on the environment 
and the quality of life. Growth is inevitably coming to Lumpkin County; this is not the 
question. The question is how will Lumpkin manage this growth. Rising concerns 
about loss of farmland, traffic congestion, natural resource impacts and rising infra-
structure costs has led to an increased number of local governments adopting new 
policies regarding land use management.  As growth continues in Lumpkin County 
at astounding rates, the citizens have a choice of whether they want to be part of 
the solution, let outside developers dictate Lumpkin County�s future, or hope the 
problem will solve itself. As author Henry Miller wrote, �All growth is a leap in the dark, 
a spontaneous unpremeditated act without benefit of experience.�  

Migration from urban metropolitan areas to fringe urban counties has become such 
an issue over the last decade that a new term has been created to describe them: 
�Edge Counties.� This phenomenon is being greeted with mixed reactions.   When 
asked what the most important problems facing their County are, a clear majority of 
policy makers responded: �Paying for and building adequate infrastructure while 
juggling growth.� Counties feel they are getting squeezed at both ends. Providing a 
job-housing balance, maintaining quality of life, attracting economic development 
opportunities and providing affordable housing are all-important challenges facing 
Edge Counties, while struggling to maintain their community character that at-
tracted growth in the first place. Without some type of growth management policies 
and the tools to implement them, these counties will continue to feel the pinch of 
urban migration. 

Unmanaged growth is the cause of many problems:  

" The inability to provide or pay for infrastructure; 

" Lack of appropriate infrastructure to attract economic development oppor-
tunities that provide jobs and a balanced tax base; 

" The creation of dysfunctional neighborhoods that seems crowded, even in 
predominately rural areas. 

" Lower quality of amenities and county services; 

" Quality of life issues, such as traffic congestion, increased water and air pol-
lution, and loss of Greenspace; 

" The inability to provide affordable housing for wage-earning families; 

" Job housing-imbalance causing longer commutes, traffic gridlock, and air 
pollution; 
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" Allowing (and even encouraging) urban growth and development to 
spread unchecked on undisturbed land, which destroys the attractiveness 
of �county living;� 

" Continued loss of family farmland to development and rising taxes; and 

" Continued loss of open space and scenic views. 

This Land Use Plan Amendment and the related implementation tools are the first 
steps in actively addressing growth issues within the County. The primary question 
that emerged through this process, was: 

Who will decide Lumpkin County�s future? 

This LUPA is the first step in community control of future growth and development. 

! Major Issues 

Several major issues emerged during plan preparation and as part of the CAG and 
the overall public partici-
pation program.  

" Lumpkin as an 
�Edge County�  

The name �edge 
county� refers to 
counties that are 
mostly at or near the 
edge of regional 
growth centers. 
Growth pressures 
from the Atlanta Re-
gional Area, and in-
creased immigration 
are outpacing Lump-
kin County�s ability to 
plan, build and pay 
for infrastructure 
necessary to support 
this growth. 

" The diminishing 
of the county�s 
quality of life 

The inability to pro-
vide infrastructure 
and services to a growing population, increased destruction to sensitive natural 
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resources and quality of life issues such as traffic congestion are all working to 
diminish the natural beauty of Lumpkin County. 

" The inability to support �willy-nilly� growth 
Most of the fast paced growth over the last 50 years has been in the form of 
what many critics label �sprawl��low density, leap-frog development, com-
pleted with mix and match subdivisions, low-slung and shiny-glass cube office 
parks, big-box retail centers, and endless shopping strips. A review of residential 
developments within the County indicate that scattered residential subdivision 
activity exists throughout the County, without regard to existing or currently 
planned infrastructure such as roads and public safety. Large lot and rural low-
density development should be planned for environmentally sensitive areas and 
for areas where infrastructure is not planned. Without any land use controls or 
guidelines, planning for the County�s future becomes close to impossible.  

" Pressures on the rural and agricultural uses 
Development pressures causing fragmentation of agricultural land and in-
creased incompatibility of land uses (intensive farming vs. subdivisions) make it 
difficult for older farmers to pass land onto their children. 

" Displacement of long-term citizens 
The raising of taxes to provide infrastructure for a dispersed and growing popula-
tion are forcing many long time residents to leave the county. As increased 
growth and development inch up the price of land, housing affordability and 
choice become an issue. More and more people commute causing increased 
pollution and traffic congestion. The inability to attract a commercial tax base 
further burdens residential property owners. 

" Lack of housing choice and affordability issues 
Two types of products represent the majority of residential development within 
the county: low-density single-family housing and manufactured housing. Lack 
of affordability, quantity and quality are manifested by the increase in the num-
ber and overall percentage of manufactured housing.  This percentage is 
higher than the nation, the state, and surrounding counties.  In order to manage 
projected growth in a quality manner within the County, planned housing 
choices will have to be developed. Currently, manufactured is the only housing 
product available that represents any type of affordability to low-income per-
sons or young families. Diversification of the housing stock to include options that 
can provide more affordability in housing and lifestyle phasing can provide vi-
able alternatives. Although density is restricted due to lack of current infrastruc-
ture, focusing high density housing (such as apartments, duplexes and town 
homes) within planned sewer and water districts and mixed use developments 
will help the County to meet its challenge of providing an alternative to manu-
factured homes as the only available affordable housing option.  
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! Philosophy of Growth Management & Guiding Principles 

As previous sections of this chapter have intimated, Lumpkin County has utilized a 
number of basic planning principles that guided Future Land Use map develop-
ment, including the development of a countywide vision and guiding principles. 
These are discussed below in preparation for presentation of the Plan itself. 

The County�s aim was to achieve the following during the Land Use Plan Amend-
ment Process: 

" Integrate and translate the County�s vision into the Land Use Plan Amend-
ment through the development of Goals, Strategies, Policies and a Future 
Land Use Map; 

" Develop a �holistic� approach to long-range planning; 

" Develop a Land Use Code to implement the spirit of the Plan; 

" Directly link the Comprehensive Plan to Land Use Management; 

" Protect private property rights and respect existing patterns of develop-
ment; 

" Allow the maximum amount of flexibility in land use planning; and 

" Strive for a balance between the built and natural environment; between 
existing citizens and newcomers; between residential and nonresidential 
growth; and between the rural and the urban. 

During this planning process the county updated their existing goals, objectives and 
strategies. Guiding principles are based on these goals. A complete listing of these 
interim goals is included in Appendix A.  

Guiding Principle: Protect and support active agricultural uses and the rural 
environment of the county. 
Lumpkin County has a strong agricultural foundation based on family farms and 
heritage. Most of the county remains rural in character, although subdivisions are 
springing up in the southern part of the county and along GA. 400. This plan, and the 
associated land use code aim to preserve and protect agricultural uses in several 
ways. An "agricultural preservation" character area has been designated on the Fu-
ture Land Use Map that identifies high concentrations of active agriculture. This area 
is proposed to be a low-density rural area that limits infringement and incompatibility 
between non-farm uses and active farms. In addition, the use of buffer and separa-
tion requirements between residential and agricultural uses and the encourage-
ment of conservation and master planned subdivision add further protection. 
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Guiding Principle: Protect environmentally sensitive areas and areas of natu-
ral beauty  
Lumpkin County's water supply, tree cover, natural habitats, open space and other 
environmentally sensitive areas are important to our future. Retaining view corridors, 
increasing recreational opportunities and keeping mountain areas pristine is ex-
tremely important to both the general quality of life of residents, but is also a signifi-
cant portion of the county�s economy. As the region grows and develops it will be-
come increasingly important to accelerate efforts to protect environmentally sensi-
tive areas such as water supply watersheds, waterway corridors, wetlands, and aq-
uifer recharge areas and other natural areas. A strong goal held by many county 
residents is to preserve open space in the rural areas and to protect greenspace in 
areas where growth is occurring before it is lost to development.  

Guiding Principle: Effecting a preferred land use pattern 
Because of unplanned growth over the last few decades and the limited capacity 
of current water, sewer and transportation infrastructure, it is extremely important 
that future land use decisions are coordinated with current and proposed infrastruc-
ture to provide the most efficient and cost effective use of the County budget. Infra-
structure planning is a two-step process. First, the Future Land Use Plan has taken 
current and future infrastructure availability into consideration, and therefore has 
designated higher residential densities, commercial and industrial uses in areas 
where current services exist or are planned. Secondly, the Future Land Use Map illus-
trates preferred future growth areas. The Land Use Code is based on incentives and 
disincentives to achieve plan goals. 

Guiding Principle: Respect and maintain prevailing land use patterns 
Because of the availability of water and sewer within the City of Dahlonega, land 
use surrounding the city is more notably urban in character in contrast to the rural 
portions of the county. Prevailing land use patterns are well established by existing 
development throughout the county and clearly indicate appropriate use of 
nearby vacant lands. In addition unique aspects of the County, such as �cottage 
industries� have been incorporated into the overall fabric of this land use plan 
amendment. In-fill development that is compatible either by the use or landscape 
and buffering standards is encouraged. This guiding principle interacts with the 
County's policies on corridor and activity center development to protect stable resi-
dential neighborhoods while encouraging economic development in appropriate 
locations. 

Guiding Principle: Encourage quality industrial, office and commercial em-
ployment opportunities in appropriate locations 
Lumpkin County's industrial and employment areas have excellent access to the 
State highway system (limiting traffic impacts on county residents) provided that de-
velopment intensities are kept low. As outlined within the Land Use Code, appropri-
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ate site planning considerations, landscaping, design of parking lots, signage, out-
door lighting, pedestrian and vehicular access will incorporate these facilities into 
the overall fabric and topography of the County. New commercial areas should be 
focused in nodes around major intersections, rather than spread out lineally along 
roadways. The demand for "big box" development (uses similar to Home Depot, 
Sam's Warehouse and Target that have a regional draw) should be met within the 
Gateway Corridor or integrated into Community Village Centers, which have been 
identified along major thoroughfares where traffic accessibility is optimized. The 
County should continue to develop and program the appropriate infrastructure to 
support these uses. 

Guiding Principle: Provide a mix of housing options  
Ensuring that all residents of the community have access to adequate and afford-
able housing has become a major issue in the county as growth pressures continue 
to drive up the price of land. Due in part to lack of infrastructure and inadequate 
land use planning the only alternative for affordable housing in the county is cur-
rently mobile homes. Diversification of the housing stock to include options that can 
provide more affordability in housing and lifestyle phasing could provide viable op-
tions to mobile homes. Alternative housing products are encouraged within the vil-
lage centers and where adequate public facilities are located. 
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Population Forecasts
Lumpkin County
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Socioeconomic Information 

! Population 

Between 1980 and 2000, 
the population of Lumpkin 
County almost doubled 
from 10,829 persons to 
21,177 persons, exceed-
ing its growth projection 
of 18,389.  Historically, the 
majority of population 
growth took place during 
the decade of the 90s, 
with an actual increase in 
population of 44.2%. 
Based on actual numbers 
of the 1980-1990 projec-
tions, with the exception 
of Hall County that has a 
relatively high population 
density, Lumpkin County 
exhibits the most consis-
tent growth statistics in 
the area. Overall popula-
tion increase was the 
highest in the area, out-
paced only by Dawson, 
with a lower beginning 
value for population. 

Population forecasts were 
made for the County based on historic trends and second and third order regres-
sions. Regressions were carried out on a ten-year and thirty-year base. From the re-
sulting projections, the forecasts that had the highest likelihood, based on a com-
parison of regressions as well as the thirty-year base, were selected. Annual future 
growth was allocated to areas of the county based on census tract data, including 
land suitability and availability.  

The population forecast affects the forecasts of employment, households and dwell-
ing units in that each is a function of the total population of the county. Employment 
for instance, is forecast based on a per capita ratio. Population is expected to in-
crease to 62,485 by the year 2025. 
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Although population within Dahlonega will continue to grow, the unincorporated 
areas of the county are expected to capture an even greater percentage of the 
total county population, in part due to its wealth of developable land. 

! Households 

According to the 1990 census, the majority of the housing stock of Lumpkin County is 
divided between two and three bedroom homes and manufactured housing units. 
Since 1980, dwelling unit construction in the County has steadily grown. It is antici-
pated that homes built between 1980 and 2000 will be in the majority when 2000 
Census details are released. The growth in the County in the 1990s coincides with 
the growth and suburbanization of the Atlanta area. According to the 1990 census, 
housing units almost doubled each decade between 1970 and 1990.  As of the 2000 
census, the County had a total of 8,263 total housing units. It is anticipated this trend 
will continue into the future.  

Of the 8,263 housing units identified in the 2000 census, 7,537 units were occupied. 
Of the occupied units 5,452 were owner occupied, and 2,085 renter occupied. Due 
to the small amount of multi-family housing within the County, it is expected the ma-
jority of renter occupied units were mobile homes.  In 1980 there were 740 mobile 
home units in Lumpkin County, constituting 19.3% of all housing units.  By 1980-1990 
the number of manufactured housing units had more than doubled to 1,893, or one-
third of all housing units in the County. Lack of affordable housing and choice have 
been acknowledged as part of this drastic increase in manufactured housing in the 
County.  

Maintaining adequate transportation access, continued growth of employment 
opportunities and a diversified housing stock will be key factors in the continuation 
of residential growth.  

! Age Statistics 

According to Census 
data, median age in 
Lumpkin County has in-
creased from 30.2 in 1990, 
to 32.5 in the year 2000.  
Between the years 1990 
and 2000, the age groups 
that increased the most 
were the 40 to 44 year old 
group. The age group of 
20 to 39 year olds de-
creased the most.  
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Currently 49% of children 
are of school age, with 
an additional 13% under 
the age of 5.  The age 
group of 20-34 year olds� 
reflects persons of 
marriageable age, who 
are potential single-family 
homeowners.  

There is a total household 
group of 1,445 persons 
over the age of 65. Within 
the total County 
population of 21,016 
persons, there are a total of 5,363 families, and of these 2,478 have children under 
the age of 18.  Overall, the two age sectors that will show the greatest increase are 
young families and persons over age 65. 

By the year 2025 an even greater number of residents will move into the 40 to 44-
age range and the over 65-age range.  

As the County�s age characteristics continue to diversify, special planning attention 
should be aimed towards community facility improvements and housing to meet 
the needs of a wide range of ages and lifestyles.  

Various housing types will be required to meet the lifestyle characteristics of the 
area. Multi-family dwelling units will be important for the continued growth of the 
community overall.  Not only will diversified housing stock (such as duplex, multi-
family, townhouse, etc.) be important to younger families, single persons and empty 
nesters as affordable housing alternatives, they will provide construction jobs and 
available housing for an increasing labor market.  

It is of note; there are 1,445 households with persons over the age of 65, this age 
demographic sector is growing faster than other areas of the population.  An entire 
industry could be in place to develop the aging population as a growth factor (i.e. 
Asheville, North Carolina). Seniors often seek smaller communities with amenities for 
retirement, substantially altering the economic base to the positive.  Consideration 
of site developed retirement and living centers is a major economic growth factor in 
many areas, often resulting in higher economic viability with less strain on the infra-
structure.    

To meet the needs of this diversified population, the above population statistics re-
flect the need for an increased attention to public facilities such as schools, recrea-
tion, health facilities and a continued emphasis on youth oriented and elderly pro-
grams countywide.  
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Employment Forecasts
Lumpkin County
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! Employment and 
Economic De-
velopment 

A strong and diverse 
economy is important 
because it creates jobs, 
increases income and 
provides a more stable 
tax base, and thereby 
provides a better quality 
of life. Although the 
County continues to grow 
economically, it continues 
to remain primarily a bed-
room community for the 
Atlanta Metro area and 
as a second home com-
munity. For Lumpkin 
County to provide for the 
necessary services to 
meet the needs of its 
population, the County 
will have to continue to 
diversify its economic 
base. 

Employment forecasts are based on the historic rate of increase of employment in 
the County. In this instance, a ratio of �employees per capita� is used both to calcu-
late the rate of growth as well as to forecast future employment. This makes em-
ployment figures a function of population figures, and assumes a continuing and 
steady interrelationship between population and employment.  

In 1980 there were 3,429 persons employed in Lumpkin County. By the 2000 census 
figures employment had increased 2 ½ times to 8,809. Due to increased population 
and growth within the area projections were made using several regressions. It is be-
lieved that the most likely scenario will be an increase in employment to 44,649 per-
sons by the year 2025.   
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Employment within Lumpkin County, in general, is low skilled manufacturing in na-
ture. The tourist industry also plays a major role in the County. 

 The five largest employers in Lumpkin County were Aladdin Manufacturing Corp, 
Chestatee Regional Hospital, North Georgia College and State University, Torrington 
Company and Walmart. The ten largest employers in the Lumpkin Area are all lo-
cated in Hall County, and include ConAgra Poultry Co., Cottrell, Inc., Fieldale Farms 
Corp, Gannett Satellite Information Network, Gress Foods LLC, KSL Lake Lanier Inc., 
Mar-Jac Poultry Inc., Northeast Georgia Medical Center Inc., Peachtree Doors & 
Windows Inc., and WM Wrigley Jr. Co. Compared with surrounding counties Limp-
kin�s workforce does not have the same level of employment in technical and ex-
ecutive positions. Instead, the workforce is weighted more to production, machine 
operation, transportation and labor employment.  

Looking at the latest available data for the industry mix in Lumpkin County, 1999 the 
top sector within the county was manufacturing, capturing 22% of the workforce; 
with agriculture, forestry and fishing the smallest sector at 2% of the total employ-
ment market. Retail and services are the next largest sectors.  

Below is a table of potential economic development opportunities and the advan-
tages and disadvantages of each:  

 

Potential Economic Development Opportunities 
 Advantages Disadvantages 

Extractive Industries Labor intensive, existing resource 
potential 

Potentially adverse environmental 
impacts 

Agriculture Rural compatibility 
Not labor intensive, limited expan-
sion potential, declining for small 
farmers 

0% 5% 10% 15% 20% 25% 30% 35%

Agriculture, Forestry and Fishing

Construction

Manufacturing

Transportation & Public Utilities

Wholesale Trade

Retail Trade

FIRE

Services

Public Adminsitration
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Forestry Tremendous existing resource poten-
tial 

Potentially adverse environmental 
impacts 

Retail Trade Stable, growing, industry, spending 
multiples 

Low paying jobs, seasonal fluctua-
tions 

Services High growth industry, strong potential 
for targeting services for elderly 

Existing lack of market, lower paying 
jobs 

Wholesale Trade Higher wages Requires transportation accessibility, 
larger land areas 

TCU Higher wage, potentially higher 
growth industry Limited locational flexibility 

Tourism Tremendous growth potential, exist-
ing resource base 

Lower paying jobs, seasonal fluctua-
tion, xenophobia 

Contract Construc-
tion 

Suitable market trends exist. Matches 
available labor pool. 

Sensitive to economic trends (inter-
est rates) 

Government Relative suitability, competitive 
wages 

Trends towards fiscal stress, em-
ployee layoffs. 

 

! Education 

In the year 2000, 60.2% of adults had a high school diploma, and 11.1% of adults had 
at least a Bachelors Degree. High school graduates account for a slightly larger 
percentage of the labor force population than non-graduates in the 20 to 40 year 
age group. According to the latest statistics, a college education is increasing 
among the younger tier of the population, such that 37.5% of county residents in the 
20 to 24 year age group have a degree, which is up from 36.5% for the 35 to 39 year 
age group. Overall, a small percentage of the current population possesses higher 
educational values at the Bachelor�s and Graduate degree level, although statisti-
cally college education within the County is increasing.   

One of the most important factors in employment development is the ability to pro-
vide an adequate labor force. The data collected indicates that although there are 
adequate numbers of potential employees available, skills and education levels lag 
below surrounding counties. Commuter patterns suggest that there may be limited 
employment opportunities for residents living in the county. In 1990 approximately 
57.3% worked within the County and 42.7% commuted outside of the County. The 
majority of these groups commuted to Hall County. In addition 18.6% traveled over 
45 minutes, most likely into the metro-Atlanta area. While more recent data is un-
available, it may be concluded that this trend has continued based on business de-
velopment, residential activity and completion of Georgia 400. This suggests that the 
types of jobs found in the county �fit� the skill level of the residential population, with 
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the more skilled and educated seeking jobs within existing major employment cen-
ters of Hall, Forsyth and Fulton Counties. 

Access to facilities offering higher education degrees are plentiful within the Lump-
kin Area.  Dahlonega itself contains North Georgia College and State University with 
3,627 students.  Two other institutions are located within 30 miles of Dahlonega.  
Continued economic growth and stability in attracting long-term industry investment 
within the County will depend on increased educational levels for all age groups 
and degree levels.  

It will be important for Lumpkin County to provide more employment opportunities 
for its residents in order to reduce the out-flow of workers. In addition, a proportion-
ate mix of commercial and industrial development will help minimize the tax burden 
of residential properties while also providing more opportunities to local residents. 

According to the latest statistics 14.4% of current residents are below the poverty line 
and 17.2% make more than $50,000 per year. The median household income is 
$35,598.   
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Development Patterns Today 

! Introduction 

Land, and the uses to which it is put, constitute the base scale on which all other as-
pects of development are founded. Land use and development patterns establish 
the foundation for the Comprehensive Plan. Consequently, the principal objective 
of this Land Use Plan Amendment is to determine the most suitable and efficient use 
of the land and the pattern in which these uses will occur. 

The integration of existing development patterns, growth trends and the analysis of 
land development capacity (the ability of the land resource to support develop-
ment), the interpretation of the County�s vision, guiding principles and goals and ob-
jectives were the underlying tenants of this Future Land Use Plan. 

The majority of existing land use in the county is low-density single-family housing 
and agricultural/conservation (National Forest) land. Commercial and industrial uses 
are clustered within and around the City of Dahlonega and along major road corri-
dors. Although the county will experience substantial growth in the future, it is ex-
pected that low-density single-family residential and existing agricul-
tural/conservation land will continue to be the predominate land use of the future 
throughout the county. Non-residential uses are proposed within village centers, 
gateway and industrial workplace corridors to support the future residential growth.  

The continuous residential development that the county has experienced has had a 
tremendous impact on existing agricultural uses, infrastructure, public services and 
sensitive environmental areas. Of primary concern is the lack of a public sewerage 
system and the subsequent reliance on septic systems. 

As the metropolitan Atlanta region continues to expand and more people flee ur-
ban growth pressures, Lumpkin and its surrounding counties will continue to see a 
greater influx of residents.  This land use plan does not propose to alter the predomi-
nance of single-family residential development, but merely seeks to guide this de-
velopment in a comprehensive and logical manner that respects natural resources, 
coordinates infrastructure, and promotes retail and employment opportunities to 
adequately serve this new growth in appropriate locations. Although Lumpkin 
County is expected to remain low-density, a greater emphasis will need to be 
placed on varied housing types, commercial services to support forecasted popula-
tion, and an emphasis on industrial and office growth in order to develop a more 
evenly balanced economy. 

! Historic Patterns of Growth 

The area that is now Lumpkin County was part of the Cherokee Nation. White set-
tlement in the area was sparse before the 1820s, but a few settlers arrived as early as 
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1810. The discovery of gold around 1828 led to the County�s first major gold rush. In 
1830, Georgia claimed ownership of the Cherokee lands and called it Cherokee 
County. In 1832, the State further divided this area into 10 counties, Lumpkin being 
one. Auraria, one of the first settlements within the county developed in response to 
the gold rush. It is believed that early in its existence, Auraria may have had several 
thousand residents, which decreased significantly by the 1850s.  Dahlonega, lo-
cated five miles north of Auraria, was established as the permanent county seat in 
1833. The peak of gold mining activities in Lumpkin County was from 1829 to 1840.  

Historically agriculture has been a major land use within Lumpkin County, however, 
over the last decade the number and size of farms has decreased. In 1982, agricul-
ture represented approximately 16% of total county land area. Currently the total 
land constituted by farmland is approximately 13.9%. As with most rural counties lo-
cated in the north Georgia mountain region, growth and development is a mixture 
of low density residential, agriculture, and scattered commercial located along ma-
jor transportation corridors.  High-density areas and clustered development are lo-
cated in the City of Dahlonega (where water and sewer are available) and at his-
toric crossroads.  

! Land Use Categories and Growth Patterns 

An inventory and analysis of existing land use was conducted to establish the type, 
spatial distribution and intensity of development within the county. Inventoried par-
cels were classified by primary use and transferred to a map depicting existing land 
use. The County�s current comprehensive plan divided the county into 15 planning 
areas. These same planning areas have been used to describe existing land uses. A 
full listing of land uses by planning area is attached as Appendix C. 

For planning purposes, land uses are identified under the categories and grouped 
by major category in accordance with State DCA guidelines. These categories are 
used on the Existing Land Use map and form the basis of the Future Land Use Map 
Plan. 

Agriculture and Forestry 

Defined: Land being actively farmed, including crop cultivation or livestock 
operations, or set-aside for timber management as an agricultural pursuit. 
Residences consisting of individual houses or manufactured homes, com-
monly on individual lots at very low densities. 

Active farmland and the rural character are major characteristics of Lumpkin 
County. Types of agricultural uses can be categorized into three areas: intensive 
farming, rural areas with small farms and a transitional area that has maintained its 
rural character, while at the same time is making the transition to a more residential 
area. 
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Agriculture is scattered throughout Lumpkin County, with un-even distribution. There 
is no agriculture in either the Dahlonega or Martins Ford Planning Areas.  As would 
be expected, areas such as Hightower and Davis, with extreme topography contain 
little scattered agriculture.  Chestatee, mostly within the Chattahoochee National 
Forest, has very scattered agriculture. Frogtown also contains rural scattered agricul-
ture. Crumby, the most vacant area in Lumpkin, has little scattered agriculture 
throughout.  Planning areas which contain specific locations of agriculture are: Por-
ter Springs � northern portion only; Shoal Creek � eastern and southeastern portions; 
Auraria � forested agriculture limited to Ben Higgins and Auraria Roads area.  Plan-
ning Areas, which contain mostly protected areas, are Nimblewill, with agriculture in 
westernmost portion north of State Route 52; Cane Creek � very low-density agricul-
ture in southern portion; and Yahoola with low density agriculture also in the south-
ern portion.  Major agriculture exists within Mill Creek and Wahoo planning areas 

Scattered suburban development has caused a multitude of problems, including 
inconsistent county services and infrastructure, negative impacts to the rural char-
acter and natural resources of the county, and incompatible land uses with existing 
farms. Although a measure of protection has been given agricultural uses within the 
county, the current trend is the conversion of farmland into residential uses as de-
velopment pressures continue and land prices (and taxes) continue to rise. The 
County has taken additional measures to protect its "rural" character by developing 
the agricultural preservation character area that discourages incompatible uses 
(primarily residential subdivisions) and requiring �second in� uses to provide ade-
quate buffers. 

Residential 

Defined: Land devoted to permanent living accommodations, including lots 
containing houses or manufactured homes, housing subdivision develop-
ments, and buildings containing multiple housing units attached horizontally 
(such as duplexes or town homes) or vertically (like apartments). 

Residential uses vary greatly among the Planning Areas. While concentrated areas 
of housing do exist, it is of note that most residential development is scattered 
throughout the county, and is often located on individual lots.  This patterning is usu-
ally located along roadways and at intersections. Single-family residential growth 
has been the strongest area of new development with the majority occurring in 
classic suburban subdivisions. Single-family development, including stick built and 
manufactured homes has accounted for the majority of new growth in Lumpkin 
County during the last thirty years. The second home market continues to growth 
especially around the Frogtown area. New homes and subdivisions continue to 
spread out into the rural areas of the County. Because of a lack of sewer in the un-
incorporated area, densities have remained low and sprawled across the county.  

Multi-family and other types of housing products such as duplexes, townhouses and 
condominiums have been slow to come to Lumpkin County, with most develop-
ments concentrated around Dahlonega. Due to sewerage limitations, this trend is 
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seen to continue, with the exception of some limited housing types in master 
planned developments and mixed use villages. 

Areas of very low-density residential use are primarily located in the northernmost 
area of the County.  These planning districts include Nimblewill, Hightower, Cane 
Creek and Yahoola. Low-density residential use is found within Chestatee, Frogtown, 
Porter Springs, Crumby, Wahoo, and Davis planning areas. The remaining Planning 
Area, Dahlonega, contains the highest density of development within the County. 
Medium densities for the County are to be found in Shoal Creek, Auraria, and Mill 
Creek in its� southern area.   Chestatee has significant single-family development in 
the southern area.  Frogtown demonstrates significant subdivision growth and 2nd 
family housing developed along the Chestatee River.  

Manufactured home structures are scattered throughout the County, on both indi-
vidual lots and within subdivisions. Current estimates indicate that at least 30% of the 
current housing stock consists of manufactured housing.  

Areas of low mobile home densities on scattered individual lots include Nimblewill, 
Hightower, Yahoola, Chestatee, Porter Springs, Crumby, Wahoo, and Shoal Creek 
along Grindle Brothers Road, Frogtown, especially along Soapstone Road, Roy Grin-
dle Road and Grindle Bridge Road, and Auraria along Cain Bridge Road. Dahlo-
nega continues to have mobile homes placed within existing locations. 

Higher concentrations and manufactured home subdivisions and parks exist in the 
following locations: in Wahoo in the Stonehenge subdivision at State Route 115 and 
Charlie Lumpkin Road; and east of State Route 115 near Jeff Sullens Road and Mt. 
Olive Church Road, in the southern area and along the eastside of Long Branch 
Road, Martins Ford Road, Mill Hill Road, and Floyd Sullens Road in Martins Ford, a 
small mobile home park along Castleberry Bridge Road. Cane Creek has mobile 
homes along Black Mountain and Wahsega Roads.   

Portions of State Route 60 in Martins Ford and a development in the southern section 
of Mill Creek are proposed for mobile home developments. 
Housing growth within the county is expected to remain strong due to the county's 
status of a "bedroom" community to the Atlanta metro area. Although the county 
will see higher densities within some of its activity nodes that are currently or are 
proposed to be serviced by water and sewer, the majority of new and existing resi-
dential development will continue to be single-family residential. As land prices con-
tinue to increase, the county should see a reduction in the percentage of manufac-
tured housing. 

Commercial 

Defined: Commercial developments occupied by establishments that offer 
goods or merchandise for sale or rent (retail), or provide a service. Offices 
and professional services such as medical or engineering offices, real estate 
offices and insurance agencies are part of this category. Such uses include 
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stores, shopping centers, hotels, restaurants, gasoline stations, automobile 
body shops, physical fitness centers, markets, building supply centers, admin-
istrative operations and corporate offices. 

Commercial growth has been a function of automobile accessibility, with the largest 
concentrations outside the City of Dahlonega are located at major thoroughfare 
intersections and along the established commercial corridors. Small-scale stores and 
neighborhood commercial is scattered throughout the county at historic crossroad 
junctions. Unfortunately, much of the earliest commercial development in the 
county occurred in the form of ubiquitous strip centers, fast food restaurants and gas 
stations that sprawl along major arterial roads. Commercial development within 
Lumpkin County consists of both sales and service uses. Tourist related commercial, 
such as gift shops, rustic furniture, restaurants and recreational activities are a large 
portion of the County�s economic profile. As Lumpkin County continues to grow, 
commercial services will follow the residential population. 

Another commercial product throughout Lumpkin County is what has been termed 
�cottage industries.� These commercial enterprises are small business located within 
someone�s home or on their property within an accessory building. A variety of uses 
from small retail outlets (quilts) to services (car repair) to craftsmanship (cabinet and 
furniture makers) are included under this designation. Although most existing busi-
nesses do not pose any problems, several accessory businesses are larger than the 
residential use, or are considered industrial in nature. The County values these entre-
preneurial businesses and residents feel that they add to the overall fabric and 
character of the community. The Land Use Code takes this unique form of commer-
cial development into consideration, allowing a great deal of leeway. The Land Use 
Code also recognizes that sometimes a �cottage industry� has grown into a full-
fledged commercial business. Development standards address potential non-
conformity between land uses. 

The County encourages commercial development with a �village� setting, or along 
specific major corridors. Two different village nodes have been development: 
neighborhood and community, and are based on the type of commercial and the 
geographic service area. Larger type uses that are regional in scope are encour-
aged to be developed with a Commerce Corridor or within the Gateway Corridor. 
All villages and corridors, especially the Gateway Corridor (GA 400 and 60) have 
been developed to addressed site considerations and aesthetics. The Future Land 
Use Map was developed looking at historic crossroads areas of commercial devel-
opment and available infrastructure. 

The Dahlonega Planning Area is the main commercial node of the County. Its his-
toric downtown provides an extensive mix of uses. Other commercial activity nodes 
include U.S. Highway 19 Business at Cavender Creek Road and State Route 52 at 
Town Creek Church.   

Existing commercial nodes: 

" Neighborhood 
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! Frogtown Planning Areas � Garnett Bridge and Shoffret Road 
! Porter Springs Planning Area � Cavender Creek Road with Rail Hill Road 

and Porter Springs. 
! Dahlonega Planning Area � Highway 19B, US 19/Cavendaer Creek, SR 52 

at Town Creek Church Road 
! Auraria Planning Area � intersection of Auraria Road and Castleberry 

Bridge Road. 

" Regional Commercial/Highway Orientation 

! US Highway 19 � strip commercial north of Dahlonega along 60 to Oak 
Grove Road to intersection of SR 60 and Camp Wahsega Road. 

! South of the City along US Highway 19, SR 52, US 19 and Business 60. 

Scattered commercial uses along existing roadways can be found in Nimblewill, 
Frogtown, Wahoo, Hightower, and Yahoola, along Wahsega Road between Black 
Mountain Road and State Route 9, along State Route 60 between Georgia 400 and 
Red Oak Flats Road, fronting Georgia 400 and Whelchel Road.   

Industrial 

Defined:  Land dedicated to manufacturing facilities, processing plants, fac-
tories, warehousing and wholesale trade facilities or similar uses. 

 
Industrial use areas within Lumpkin County are limited.  Industrial uses in the county 
primarily consist of light industrial developments, industrial business parks, wholesale 
and distribution uses, which have capitalized on the county's valuable attributes of 
available land and accessibility. 

Cane Creek has limited industrial areas, including the Lumpkin County Airport.  The 
Dahlonega Planning area has the potential for infill development contained within 
the strip north of the City along U.S. Highway 19 Business, and within the newly de-
veloped Lumpkin County Industrial Park off of Georgia 400.   

Attracting industrial land uses is favorable in Lumpkin County. Lumpkin County is ser-
viced by ALLTEL Fibers: This will be an important growth determinant in attracting 
new economic providers to the County.  Its uses will range from medical, educa-
tional, and industrial applications, to development of home office facilities. As part 
of Georgia�s integrated electrical transmission system, Lumpkin has excellent ability 
to supply industrial demands. Compared to 47% of the U.S., coal comprises 84% of 
fuels used by the State�s power generating plants. This assures long- term continuity. 
Georgia Natural Gas is available in industrial quantities on an interruptible basis. Be-
cause of direct access to regional transportation, these areas will continue to grow 
as the need for increased employment opportunities increases.  

Current industrial locations include: 
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" Industrial Nodes 

! Frogtown Planning Area � Garnett Bridge Road opposite Three Sons Road 

! Dahlonega Planning Area � Cavender Creek just east of US 19. 

Transportation, Communication and Utilities 

Defined: This category includes such uses as power generation plants, rail-
road facilities, radio towers, public transit stations, telephone switching sta-
tions, streets and highways. 

In Lumpkin County, uses classified in this category almost exclusively consist of 
streets, highways and the railroad tracks, along with cell towers, utility substations 
and power plants.  

Public Institutional 

Defined:State, federal or local government uses, and quasi-public institutions. 
Governmental uses include County administration buildings and the Court-
house, fire stations, libraries, post offices and public schools (but not parks). In-
stitutional uses include churches, cemeteries and other private non-profit 
uses. 

Public and institutional uses are typically not concentrated in specific locales. The 
majority of public and institutional uses in Lumpkin County are located within the 
County Seat of Dahlonega. Facilities that are publicly owned, but would be classi-
fied more accurately in another land use category, are not included in this cate-
gory. For example, publicly owned parks and/or recreation facilities are placed in 
the Parks/Recreation/ Conservation category, and general office buildings contain-
ing government offices are placed in a commercial category. 

Parks Recreation Conservation 

Defined: Land dedicated to active or passive recreational uses, natural re-
sources conservation or reserved open space. These lands may be either 
publicly or privately owned and may include playgrounds, public parks, na-
ture preserves, interpretative areas, wildlife management areas, national for-
ests, golf courses, sports fields, recreation centers, or areas held in their natural 
state. 

There are a total of 374 acres of public parkland within Lumpkin County, including 
Blackburn Park, Lumpkin County Park and Corps Lake Lanier property.  In addition, 
Lumpkin County contains vast tracts of the Chattahoochee National Forest in the 
upper three-quarters of the county. Designated scenic turnoffs along certain roads 
offer majestic views of the national forest. The U.S. Forest Service provides protection 
of many of the most significant �viewsheds.� National parks and recreational areas 
include: 
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! Chestatee Wildlife Management Area 

! Blue Ridge Wildlife Management Area 

! Desoto Falls National Forest 

! Dockery Lake 

! Waters Creek 

! Woody Gap 

Undeveloped 

Defined: Land not developed or not being used for a specific purpose, and 
lands where development has been abandoned or where deteriorated, va-
cant buildings are located. This category includes woodlands or pastureland 
(not in agricultural crop, livestock or commercial timber production), and un-
developed portions of residential subdivisions and industrial parks, water bod-
ies (lakes, rivers etc.) and the locations of structures that have been vacant 
for some time. 

Undeveloped lands are located throughout the county, but tend to predominate 
around areas adjacent to agricultural or residential uses. Other undeveloped land 
lies primarily within environmentally sensitive areas, such as steep slopes and flood-
plain. 
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Influences on Future Development 

To promote quality growth and development within the county, a "focused growth 
model" of land use planning has been used. This land use planning model incorpo-
rates the following principals: 
 
" Lower densities in areas of environmentally sensitive lands and areas not 

served by public infrastructure; 

" Higher densities in strategic locations that provide access, public services 
and public infrastructure; 

" Strategically located water and sewer services that take advantage of 
economic growth areas; 

" Integrated land uses that help direct market forces that provide greater 
accessibility in linked locations; and 

" Mixed use and master planned developments that integrate various hous-
ing types, and commercial and office development within village centers; 

! Land Use and Infrastructure Patterns 

The continuous residential development without proper land use management 
throughout the county during the past twenty years has had a tremendous impact 
on infrastructure and public services. Of primary concern is the lack of water and 
sewerage in many portions of the unincorporated areas of the county and the sub-
sequent reliance on septic systems. Much of the soils throughout Lumpkin County 
pose severe limitations to dwelling foundations and septic tank development. Ap-
proximately 39,430 acres or 21.2% of the county land area, have soils that pose slight 
to moderate limitations on dwelling foundations and septic tank utilization. Areas of 
unsuitable soils should remain low density in nature unless the County develops a 
public water and sewer system. Therefore, this land use plan proposes that growth 
and density be concentrated in areas of the county, which are served or are easily 
accessed by existing systems, and therefore leaving the rural unsewered areas in a 
lower density use. 

Water & Sewer 

While sewer and water serve the urbanized portion of the City of Dahlonega, the 
majority of the unincorporated County does not have service. Public water within 
Dahlonega is supplied from Yahoola Creek & Barlow Springs, which has a plant ca-
pacity of 1,400,000 gpd. Average consumption is 765,000 gpd. The sewerage plant 
capacity is 720,000 gpd, with an average plat load of 400,000 gpd at the primary 
treatment plant. Several private water and/or sewerage plants are located 
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throughout the county. Greater scrutiny and county-based standards should be de-
veloped to evaluate private systems to prevent future problems.  

Lack of water and sewer has the potential of affecting land use as follows:  

" Lack of public water severely limits county wide firefighting capacity and re-
sults in increased fire insurance rates 

" The use of on-site septic tanks as a means of waste disposal may not be 
adequate in the long-term, will continue to limit density and may have 
health and environmental concerns in the future. 

" Potential limitations on any efforts to attract large manufacturing and indus-
trial development and multi-family development. 

Limited potential exists for the expansion and extension of the City of Dahlonega�s 
facility to serve portions of unincorporated Lumpkin County, as the County looks at 
future growth plans. 

Transportation 

The state road system comprises 18.3% of the total road system in Lumpkin County. 
The County primarily repairs and paves county roads, while the majority of road im-
provements (widenings, extensions, intersection improvements) are completed by 
the State. The most heavily traveled routes in Lumpkin County include State Route 
60, GA. 400, State Route 52, East Dahlonega Connector, State Route 115 and U.S. 
Highway 19. The majority of traffic congestion encountered is within the City of Dah-
lonega.  

 As part of the 10th year update the County will take a closer look at transportation 
facilities and develop a 10 year Transportation Improvement Plan. Although this 
more in-depth transportation information was not available during this amendment, 
the County has taken a preliminary look at what types of roads should primarily 
serve non-residential development during the Future Land Use Map planning stage. 
If the County finds that major changes are planned during the 10th year update and 
transportation study that would affect the Future Land Use Map, the County would 
revise the map at that time.  

Municipal Services 

The County provides fire services throughout the County. There are currently two sta-
tions: headquarters downtown and secondary station located along SR 115/SR 52.  
Fire insurance classification 7 within city. The county also provides countywide police 
protection. Health care is provided by the Lumpkin County Health Center, a 52-bed 
hospital and through other private medical providers. Capital facility plans, includ-
ing current capacity, level of service and future demand will be developed during 
the 10 year update to the Comprehensive Plan in 2004. The FLUM will assist in the lo-
cation of these facilities. 
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! Environmentally Sensitive Areas 

A wealth of natural resources are found in Lumpkin County and warrant special at-
tention during the update of the Future Land Use Plan. A balance between the 
natural and built environment should be maintained in order to enhance and pro-
tect the quality of life for Lumpkin County residents. The County is rich in cultural his-
tory, historic buildings and rural character, which contribute to a vibrant tourism in-
dustry. Following is a highlight of the variety of sensitive areas within the County: 

" A Major portion of Lumpkin County is located within the Chattahoochee 
National Forest.  Although private ownership within the Chattahoochee Na-
tional Forest exists, for the most part this area cannot be developed. 

" There are several scenic view corridors that should be enhanced with road-
side parks, including: Chestatee River along Highway 60 north of 400, and 
Northwest of the Highway 60 Bridge across the Chestatee River. 

" Wetlands:  Lumpkin County contains one of three determinants for potential 
wetlands � �Hydric� soils.  Of this category, Lumpkin contains four hydric soils 
throughout the county. Known wetlands are identified in the future land use 
plan and are designated to remain as open space.  

" Watershed: Cited as �small� by DNR standards, the narrow watershed ex-
tends from northernmost Lumpkin to the northern city limits of Dahlonega.  
Currently addressed by Yahoola Creek and Ward Creek Watershed Protec-
tion Plan. 

" River Protection: Chestatee River at terminus with Yahoola Creek meets pro-
tected river status.  The length of the river portion, falling under the Lumpkin 
County River Protection Plans runs 7.5 miles between Yahoola Creek and 
Lake Lanier.  State buffers of 100 feet are required along these banks. Cur-
rently the majority of the property adjacent to the river is either undevel-
oped or developed with a single-family dwelling. The continued enforce-
ment of the Protected River Status will ensure that required buffers remain in 
the future. 

" Protected Mountains: Limited to mountains with elevation of 2200� feet or 
higher.  Less than 280 acres of private property in Lumpkin County is classi-
fied as protected mountain.  The County should consider adopting Moun-
tain Protection for areas with elevations of less than 2200�, which are slated 
for development. The Land Use Code attempts to address this by giving de-
velopment great flexibility for topography. 

" The vast majority of land areas in the county have soils, which pose severe 
limitations to dwelling foundations and septic tank development. Approxi-
mately 39,430 acres, or 21.2% of the total County land area, have slight to 
moderate limitations on dwelling foundations and septic tank utilization. Un-
suitable soils should remain low density in nature unless the County develops 
a public water and sewer system or approved community systems. 
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" Historic resources should be protected and enhanced whenever possible. 
Rural resources include many barns and outbuildings, remains of old grist-
mills and old bridges. The greatest majority of historic buildings are residen-
tial structures. 

Land Development Practices and Soil and Erosion Control 

Environmentally sensitive land development practices as outlined in the Land Use 
Code will assure that best management practices and sensitivity are applied to land 
development practices within the county. Cropland erosion accounts for about 38% 
and pasture and range erosion about 26% of sediment that reach the nation's wa-
ters each year. Regulations regarding development within floodplains, strong soil 
and erosion control measures and enforcement and the discouragement of clear 
cutting within the county were developed to protect sensitive resources. The County 
should continue to assist and encourage voluntary compliance with agricultural and 
forestry Best Management Practices. 

! Land Use Factors 

Incompatible Land Use Relationships 

Because of the lack of land use controls within the County, land use of various types 
have been scattered throughout the County. Lack of defined areas for residential, 
commercial and industrial uses without buffer or landscape standards has caused 
visual incompatibility and incompatible land use relationships between non-
residential, residential property and agricultural properties. Poor designs, such as 
metal buildings, clear-cut properties and garish signs have contributed to the blight 
in several areas of the county. Businesses that were once classified at �cottage� in-
dustries have grown into large scaled commercial businesses without any restrictions 
or regard for infrastructure. Large scaled scattered commercial and industrial de-
velopment within a residence or accessory building, specifically highway oriented 
business such as auto sales, service and repair, contractor�s establishments, and 
other similar uses have negatively impacted residential uses. Included among identi-
fied conflicts are lack of coordination between infrastructure and land use, im-
proper buffering between uses, the generation of large volumes of traffic and nui-
sance characteristics such as noise and odors. 

Following are some specific incompatibilities, which have been identified:  

" Nuisance land uses: Commercial uses industrial in character, such as junk-
yards and auto body shops have been developed throughout the County 
next to and within close proximity of residential uses. 

" In the more rural areas of the County, there are several examples of agricul-
tural and residential development incompatibility. 
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" Uncontrolled growth has had negative impacts on historic and natural re-
sources especially along GA 400 and other major transportation corridors.  

" Most residents feel that the County is being overrun with manufactured 
housing. Lack of design guidelines and standards has caused some resi-
dents in established stick built housing to feel threatened by the proximity of 
these structures to their subdivisions or individual lots. 

Land Resources for Future Development 

Vacant or underutilized land is scattered throughout Lumpkin County allowing plen-
tifully land resources in each character area to meet the residential, commercial 
and employment needs of the county far into the future. As the county continues to 
grow, land resource availability will be continuously monitored to assure proper in-
frastructure planning and distribution of land use types to meet a growing popula-
tion.  

Outlook for Development 

Lumpkin County looks to the future with optimism but should be cautious in guiding 
development. Development opportunities outweigh constraints by a comfortable 
margin, although care must be taken on the types of development that county at-
tracts and where this development should be located. The current development 
trend of residential growth spreading throughout the rural areas and commercial 
strip development along major road corridors will promote sprawl and an infrastruc-
ture system unable to meet the demands of county residents and businesses. Proac-
tive steps are necessary to guide growth to appropriate locations and densities 
within the County. The following discussion summarizes opportunities for future de-
velopment within Lumpkin County and identifies potential constraints and concerns 
that emerged from the public participation process. 
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Future Land Use 

! Introduction 

The intent of the Land Use Element is to identify the most desirable pattern of land 
use in Lumpkin County. The Future Land Use Map is a representation of the Compre-
hensive Plan's goals and polices, adopted plans, and, to a great extent, current de-
velopment patterns and trends. The map shows the location of character areas 
while this LUPA identifies policies regarding these areas as a way to guide future 
growth in the county. 

The development of the Future Land Use Map is based on the following: 

! Ensure that future land use and development decisions are consistent with 
long range planning goals and policies and that such decisions promote 
social and economic well-being; 

! Implement a land use plan that articulates a physical policy for a com-
pact development pattern, preserves the rural character as much as pos-
sible, protects active agricultural uses and assures the availability of infra-
structure concurrent with development; 

! Designate sufficient acreage for residential, commercial and industrial 
uses as required to serve projected future residents and employees within 
the county; 

! Encourage and promote clean, high tech industrial development that 
strengthens the economic base of the community and minimizes air and 
water pollution; 

! Promote development that is pedestrian-oriented, community centered 
and minimizes vehicular trips; and  

! Coordinate density and infrastructure patterns. 

! Interpretation 

The Land Use Plan Amendment is developed with the concept that the Future Land 
Use Map and the text are to be used as an integrated whole, with the map being a 
graphic representation of the text. 

Interpretation of the Future Land Use Map is a process, which rests on the goals and 
policies expressed in the text. The land use designations on the map, both in terms of 
overall definition and intensity of land use types, require that policies and intent 
statements regulating the development and location of each land use type be 
evaluated and applied in the process of plan implementation. 
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! Land Use Management--The Lumpkin County Approach 

Lumpkin County choose a land use management tool that utilizes a single map for 
planning and land use regulation, rather than separate maps for the future land use 
plan and land use code map. The key is to link the Future Land Use Map directly to 
the land use regulation by creating land use plan categories that are more descrip-
tive of the actual desired character of development (i.e., agricultural preservation, 
residential growth areas). Within the Land Use Code specific land use that are suit-
able to the overall character of the district are preferred land uses. Other land uses, 
although not specifically prohibited, require additional development standards to 
achieve compatibility within the overall character of the area. This approach pro-
vides a direct link between planning and implementation, and allows proposed 
changes to be considered within the context of a community�s long-range plan.  

This approach is the �hybrid� concept that combines aspects of both traditional 
zoning and compatibility standards. Character areas describe the overall �feel� of 
the area, while compatibility standards and design guidelines provide for mixing of 
uses that promote a beneficial interaction of uses that lesson negative impacts. Us-
ing the overall intent of a character area as a policy guide to appropriate land uses 
and related compatibility standards, land uses can be integrated in a positive way. 

Compatibility Standards 

Because of the lack of a formalized development tool, land use in the Lumpkin 
County has developed purely through market forces without regard to land use 
compatibility, natural resource preservation or infrastructure planning. Although 
there are obvious concentration areas within the County, the predominate current 
development pattern is a mixture of uses. To discourage establishing a large number 
of nonconforming uses, character areas description of the �feel� of this mixed use 
development pattern are proposed to include both residential and nonresidential 
land uses. In addition to identifying the overall character of the area, i.e., large lot 
rural land uses and small neighborhood commercial, specific performance stan-
dards have been developed, such as access requirements, landscape design and 
buffer controls to lesson impact on neighboring properties.  

Community Character Areas and Development Patterns 

There are a variety of ways to achieve the County�s vision for the future. From an ur-
ban design standpoint, the key is to avoid dispersed development projects that are 
unrelated to one another and exist in isolation at random locations without regard 
to infrastructure investment or planning. Instead, by focusing appropriate develop-
ment within distinct character areas, corridors and nodes and arranging these cen-
ters within a comprehensive circulation system that incorporates multiple modes of 
transportation, the County will achieve a sustainable development pattern that will 
carry them through to the year 2020. 
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As stated in The Vision for Lumpkin County, the County�s vision for the future is based 
on a pattern of continued growth focused on identified development nodes, corri-
dors and character areas that discourage urban sprawl, inefficient use of infrastruc-
ture, and land use incompatibility. These �Community Character Areas� are in-
tended to ensure compatible and unified development within specified areas of the 
County. The Future Land Use Map is broken into the following Community Character 
Areas: 

" Agricultural Preservation 

" Rural Places 

" Residential Growth Areas 

" Neighborhood Village Center 

" Community Village Center 

" Gateway Corridor 

" Commerce Corridors 

" Intensive Industrial 

As described in the next section, these Community Character Areas define the 
overall land use characteristics in generalized areas of the County, such as density, 
land use, economic development, natural and historic resources and types of 
community facilities.  
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Future Land Use Categories 

The Future Land Use Map is a representation of the plan's goals and policies and in-
dicates where various types of land uses are preferred. Character areas are 
grouped under the predominant types of land use type, although all character ar-
eas allow a mixture of uses. Descriptions of the County�s character areas are de-
scribed below. 

! Agricultural Preservation 

Farming is a viable and desirable way of life within Lumpkin County. It provides jobs, 
contributes to the local economy and creates demand for support business. Lump-
kin County also depends on the scenic beauty created by open pastureland, culti-
vated cropland, and managed woodland to attract tourists to hike on its trails, stay 
in its bed and breakfasts and to buy local crafts and food products. Family farms, 
agricultural operations, conservation areas, vast natural and scenic resources and a 
rural landscape are a large part of the community�s identify and culture.  

The preservation of the overall rural character and the preservation of the family-
farming heritage are high priorities for the citizens of the county. The intent of the 
Agricultural Preservation Character Area is to preserve and reduce development 
pressure on existing conservation and agricultural uses, provide areas for future ex-
pansion of these uses and to provide for compatibility standards to lesson the im-
pact between non-compatible uses, especially residen-
tial and active agricultural uses. This character area en-
courages active conservation, farming, commercial ag-
ricultural uses and very low-density large lot residential 
development. This character area discourages �conven-
tional� subdivision development, and acts as a buffer as 
suburban development creeps into the County�s agricul-
tural areas. Because of this rural orientation, it is ex-
pected that a lower level of public services and facilities 
be provided to lessen development pressure in the area. 

The preservation of the overall rural character and the preservation of the family-
farming heritage are high priorities for the citizens of the county. The intent of the 
Agricultural Preservation Character Area is to preserve and reduce development 
pressure on existing conservation and agricultural uses, provide areas for future ex-
pansion of these uses and to provide for compatibility standards to lesson the im-
pact between non-compatible uses, especially residential and active agricultural 
uses. This character area encourages active conservation, farming, commercial ag-
ricultural uses and very low-density large lot residential development. This character 
area discourages �conventional� subdivision development, and acts as a buffer as 
suburban development creeps into the County�s agricultural areas. Because of this 
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rural orientation, it is expected that a lower level of public services and facilities be 
provided to lessen development pressure in the area.  

Guiding principles. 
To retain the rural character of the Agricultural Preservation Character Area, 
encouraged uses are primarily agriculturally related uses and operations, and 
very low-density residential uses. Residential uses within the district are intended 
to be primarily scattered single-family homes (site built and manufactured) on 3 
acres or greater, or compatible large lot, conservation, and equestrian oriented 
subdivisions. Separations between residential and agricultural uses are required 
to lessen negative impacts to both farms and residential properties. The follow-
ing guiding principles are to be used as a guide during the land development 
process: 

" Intensive farming areas may result in odors, dust, noise or other effects that 
may not be compatible with residential development. Conversely, residen-
tial development can have negative effects on agricultural uses as more 
people mean more children and pets that can intrude into agricultural pro-
duction. Adequate buffer must be provided to lessen incompatible impact. 

" Vast areas of sensitive natural and historic resources, including large portions 
of the Chattahoochee National Forest require a lower developmental im-
pact. 

" Public water and sewerage is not planned, nor are regional public faculties, 
thereby requiring a very small residential population through large lot de-
velopment. 

This area includes the northern portion of Porter Springs, the eastern and southern 
portions of the Shoal Creek Planning Area, the westernmost portion of Nimblewill, 
the Southern portion of Cane Creek, the southern portion of Yahoola, Mill Creek and 
Wahoo. 

! Summary of Residential Land use 

This Land Use Plan Amendment addresses compatibility issues, by instituting com-
patibility standards for residential, agricultural uses and non-residential uses and an 
emphasis on land use and infrastructure planning. On the Future Land Use Map, the 
�Residential� category is divided into one of two character areas: Rural Places (low-
density residential), and Residential Growth Areas (medium density residential). Den-
sities and minimum lot sizes are determined by whether public water and sewer are 
available.  

Rural Places 

Many areas of Lumpkin County are shifting from an agricultural base to one of 
mixed residential, commercial and industrial land develop-

Transition 
from Rural to 
Residential
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ment. The intent of the Rural Places Character Area is to provide a residential-
agricultural community, which benefits from its scenic rural landscape with much of 
its identity based on its agrarian past while accommodating residential growth. In 
order to maintain the agricultural, economic, environmental and aesthetic benefits 
provide by the rural and natural landscape this character area encourages devel-
opment opportunities by means of clustering development at farmsteads and large 
lot homesteads, crossroad hamlets, or within large lot conservation and master 
planned developments. This character area encompasses outlying areas of the 
county where water and sewer lines are not planned during the current Compre-
hensive Plan timeframe. 

Guiding Principles. 
The overall character of the area is �rural� consisting of small-scale farms and 
low density residential on large home sites. The following guiding principles were 
used in the development of this Character Area: 

" The agrarian and rural character shall be maintained as much as possible. 

" Preserve this area as a transition from active large scale agriculture to resi-
dential uses; 

" Provide opportunities for small farms and a low-density residential popula-
tion in a rural setting. 

Rural places are found in the outlying areas of the County, outside identified cen-
ters, portions of Niblewill, Hightower, Cane Creek and Yahoola, Chestatee, Frog-
town, Porter Springs, Crumbly, Wahoo and Davis.  

Residential Growth Area 

As Lumpkin County continues to experience growth in both residential and com-
mercial development, areas meant for traditional subdivision and commercial 

growth are necessary. The intent of this character area is to 
channel growth pressures to areas that are suitable in terms 
of land use patterns and infrastructure investment, and to 
areas that have a more �urban� feel. Areas designated as 
Residential Growth Areas are located primarily within areas 
that are currently experiencing urbanization and growth 
pressures, such as outside of City of Dahlonega and within 
areas that public water & sewer and transportation invest-
ment are planned.  Minimum lot size varies by type of unit 

and whether public water and sewer serves the lot. 

Guiding Principles 
This character area encourages the development of a medium density urban 
population within traditional subdivision development in order to efficiently pro-
vide infrastructure, serve expected future population growth and to provide a 
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variety of housing types. The following guiding principles were used in the de-
velopment of this character area: 

" These areas are located outside identified centers that are experiencing a 
high volume of residential growth and development pressure.  

" The County will concentrate its resources and infrastructure development 
within this character area to ensure efficient public investment. Public water 
is either planned or available in this area, although with limited planned 
public sewer. The development of State approved community systems is 
encouraged. 

" Residential population is medium density in nature and primarily single-family 
houses, and conventional subdivisions. Other types of housing types such as 
townhouses and multi-family developments are provided for in areas that 
have the appropriate infrastructure (transportation access, public water 
and sewer) to provide a wide range of housing for current and future resi-
dents of the County.   

" Due to the tourist orientation of the County, �Cottage Industries� and small-
scaled �Residential Businesses� add to the overall fabric of this Character 
area.  

" Regional level community facilities, such as parks, active recreation areas, 
community centers, schools, libraries and senior centers within this Character 
Area are located or planned in central locations.  

" Although this character area is the most �urban� in nature, sensitivity to the 
natural and rural character is to be maintained as much as possible.  

" Due to a higher residential orientation and density stronger development 
standards such as buffers, setbacks, access and design guidelines to assure 
compatibility between uses is required in this character area.  

This character area includes portions of Shola Creek, Auraria, the southern portion of 
Mill Creek, Chestatee and Frogtown. 

! Commercial 

The commercial category contains several use designations that, collectively, in-
clude all business activities other than intensive industrial uses. These include offices, 
retail sales, services and light industrial. Commercial activities have been designated 
within �village centers� and corridors varying in intensity depending on surrounding 
land use and infrastructure.  Commercial areas have been identified on the Future 
Land Use Map in three major character areas: Neighborhood and Historic Crossroad 
Village Center, Community Village Center, Gateway Corridor and Commerce Cor-
ridor. Non-residential development is also permissible in certain areas as part of mas-
ter planned mixed-use developments, and within differencing intensities within the 
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overall character districts. Non-residential areas have been developed in centers 
and corridors at appropriate locations to avoid �retail creep.� 

The table on the following page is a brief description of each commercial character 
area. 
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Commercial Character Areas 
Commercial Type Description Intensity of Use Character Area 

Neighborhood 
Village  

Small-scaled conven-
ience stores and ser-
vices designed to serve 
daily local needs, lo-
cated primarily at his-
toric crossroad and 
junctions within the 
county. 

Very small-scaled retail 
to serve adjacent area. 
No businesses shall be 
over 30,000 square 
feet. Shops are primar-
ily in the range of 3,000 
to 6,000 square feet. 

All character areas�
located at designated 
intersection nodes that 
are primarily rural in 
character and/or sur-
rounding by low-density 
residential and agricul-
tural development. 

Community Village Mixed use commercial 
and office uses de-
signed to serve several 
neighborhoods. Re-
gional scaled retail, 
services and employ-
ment centers. Regional 
public facilities such as 
schools, parks & librar-
ies. Integrated housing 
encouraged 

�Main Street� style retail 
within planned devel-
opments, small em-
ployment generators. 

Residential Growth�
located at intersection 
nodes that provide suf-
ficient transportation 
access and buffering. 

Commerce Corridor Large scaled commer-
cial, intensive office, 
light industrial, distribu-
tion, and major em-
ployment generators. 
�park development� is 
preferred. 

Larger land uses, major 
employment centers 
and auto oriented retail. 

Major transportation 
corridors that provide 
good access; increased 
buffering between other 
uses. 

Gateway Corridor Large scaled commer-
cial, office, high tech-
nology and distribution 
uses that are designed 
to present a unified im-
age along major corri-
dors of the county. 

Major employment 
generations and 
planned centers. 

Development located 
along major roadways 
and traffic corridors 
leading into the County. 

 

Neighborhood Village Center 

Neighborhood Village Centers are places where small-scaled commercial uses, 
such as a bank, grocery store, drug store, cleaner, and gas station, are arranged in 
a village-like setting that might include a neighborhood park or elementary school. 
Neighborhood centers are located throughout the county at major crossroad areas, 
and have developed over the years to serve local needs. These areas are typically 
rural in character and tend to attract residents who desire single-family homes on 
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large lots. Thus, a neighborhood center is envisioned as a 
compact assortment of convenience�oriented retail stores 
and services to address the demands of adjacent resi-
dents in less urbanized parts of the county, focusing on his-
toric or natural resources of the area. Adaptive re-use of 
historic structures and buildings is encouraged as a focal 
point. 

From an urban design perspective, sidewalks and linkages 
are important circulation features, but even more impor-
tant is the scale of the roads that serve these areas. Given its small scale and often 
pastoral nature, a neighborhood center would be overwhelmed by wide thorough-
fares carrying high-speed traffic and instead should rely on more modestly scaled 
roadways and tree-lined streets.  

Neighborhood Village Centers have been identified in Frogtown at Garnett Bridge 
and Shoffret Road, in Porter Springs at Cavender Creek Road with Rail Hill Road. 

Community Village Center 

Typically located at the convergence of major transportation corridors, Commercial 
Village Centers are envisioned as places where a compatible mixture of higher in-
tensity of uses, such as larger scaled shopping centers, professional office and ser-

vices. Mixed-use developments that combine residential, 
commercial, service and recreational uses integrated and 
linked together by a comprehensive circulation system are 
encouraged in these nodes. Community village centers in-
clude shopping and service facilities that offer a wide variety 
of goods and services, including both convenience goods 
for neighborhood residents and shopping goods for a market 
area consisting of several neighborhoods. Whereas someone 
might live near a neighborhood village center but work out-
side the county, the commercial village concept includes a 
variety of housing options, employment opportunities, busi-
nesses, office, retail shops, services, well-placed parks, plazas 

and open spaces that create a community where it is possible to live, work and 
play. 

These land use components coexist as part of a collective approach to creating 
communities that are safe, attractive, and convenient for pedestrians and motorists 
alike. Buildings should be designed to conform to architectural standards and ori-
ented in close proximity to each other to facilitate walking instead of driving. Natural 
and historic resources within community village centers should be enhanced and 
preserved as a means of defining a distinct identity or sense of place. Community 
facilities such as schools, branch libraries, and government services, serve as an-
chors for community village centers and help to create identity. Access is provided 
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through a comprehensive system of streets, sidewalks and greenways that intersect 
at key locations and connect residential areas to commercial uses.  
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Commerce Corridor 

Commerce Centers are envisioned as destinations for ex-
panded interstate trade opportunities that accommodate 
higher densities in order to create a synergy between re-
tail, office, industry and other commercial uses. Less pe-
destrian oriented than Neighborhood or Community Vil-
lages, Commerce Centers are dependent upon access 
not only to transportation networks, but also to technology 
and communication infrastructures. Similarly, the provision 
of adequate public services in the form of water, sewer, 
and power are critical to the functionality of these areas. 

Under normal circumstances, major commercial uses and 
employment generators may place heavy demands on 
public facilities or cause significant impacts on the environment. The industrial uses 
allowed in the county are not intended to create such problems or demands. The 
intent of the Commerce Corridor designation is to provide a variety of tracts for 
heavy commercial uses, light industrial and employment uses that are limited to of-
fice and business parks, large scale commercial, office-warehouse centers, distribu-
tion/service, light industrial, high-technology and researching, wholesaling compa-
nies and similar businesses that have no significant impacts on the environment. Be-
cause of the intensity of use and its potential relationship to residential uses, heavy 
industrial and manufacturing is prohibited in this character area. When located at 
the perimeter of a Future Land Use Map Commerce Corridor area, uses that are 
lower in intensity and scale to ensure minimal impact to adjacent properties is re-
quired.  

From an urban design standpoint, the most critical element in creating a visually 
appealing Commerce Corridor is the enforcement of appropriate development 
standards to ensure adequate site plans and landscaping. Buffers are critical be-
tween incompatible uses and guidelines that address signage and lighting will help 
to mitigate the negative impacts of a high concentration of commercial uses. While 
Lumpkin County is focused on attracting only clean industries to the area, such es-
tablishments still require large warehouse buildings and vast amounts of parking and 
loading/unloading areas that should be screened from view. In addition, certain 
commercial uses such as car dealerships require careful site planning to minimize 
curb cuts and reduce the perception of parking as the primary use. 

Gateway Commercial 

Several major road corridors are considered to be scenic rural 
vistas: State Route 400, State Route 60, State route 52 and Long 
Branch Road. Georgia 400 and State Route 60 provide the 
�Gateway� into the County and the City of Dahlonega.  In or-
der to maintain the rural and scenic vistas that are important 
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to the county�s citizens this area requires special treatment to assure proper devel-
opment along the entrance into the county. From an urban design standpoint, the 
most critical element in creating a visually appealing gateway corridor is the en-
forcement of appropriate development standards to ensure adequate site plans 
and landscaping. Buffers are critical between incompatible uses and guidelines that 
address signage and lighting will help to mitigate the negative impacts of a high 
concentration of commercial uses. Vast amounts of parking and loading/unloading 
areas should be screened from view. Where possible the parking areas should be 
distributed to two or more sides of the business to �visually scale down� the size of 
the parking lot. Inter-parcel access between sites should be used whenever possi-
ble. Grouping or �clustering� of shops with co-mingled parking, landscaping and 
pedestrian areas in encouraged. In addition, certain commercial uses such as car 
dealerships, truck terminals and car washes require careful site planning to minimize 
curb cuts and reduce the perception of parking as the primary use.  

The intent of the gateway corridor character area is to: 

" Provide for locations of higher intensity, large scale commercial and em-
ployment opportunities that require major road access and visibility to serve 
the economic and future financial success of the county. 

" To aid in preventing traffic congestion, hazardous traffic patterns and the ef-
ficient use of community facilities. 

" To guide and facilitate development that preserves and enhances the 
natural beauty of Lumpkin County, and particularly the main roadways and 
traffic corridors leading into its municipalities and the county. 

" To balance the opportunities to develop trade, tourism and commerce with 
the need to preserve the unique natural and historic resources and residen-
tial population of the county. 

The provision of adequate public services in the form of water, sewer, and power 
are critical to the functionality of these areas.   

Intensive Industrial 

This area is established to provide for intensive industrial uses such 
as landfills, quarries, and other industrial uses that are potential 
public nuisances, are identified as environmentally hazardous or 
are potentially dangerous to health, safety or general welfare of 
the county. Such uses require a Special Land Use Approval 
(SLUA) in order to be located anywhere in the County. 
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! Other Land Use Categories 

Transportation/Communications/Utilities 

This category designates existing electric substations, telephone facilities, cable TV, 
transmission towers, satellite downlink operations in the county as well as roads and 
highways. There are no known plans for future locations for such facilities, which will 
be considered on a case-by-case basis. The category also includes all streets and 
highways in the county. 

Parks/Recreation/Open Space 

The Parks/Recreation/Open Space land use classification is for those areas within 
the county that has been developed for park or recreation use or is designated 
open space. The recreation and park areas illustrated on the map include existing 
or proposed neighborhood, community and regional parks, recreation facilities and 
golf courses. Not all developed or needed open space areas are indicated on the 
Future Land Use Map. Open space is required in all Opens Space and Subdivisions 
and Master Planned Developments submitted to the County and may be required 
in other developments when necessary to address recreational and aesthetic con-
cerns, or to create a buffer between different land uses, or as required by the Land 
Use Code. This category also includes rivers and stream buffers established by law 
and open space protected by conservation easements. Public/institutional 

This designation includes existing sites and facilities in public ownership for such uses 
as medical, educational, cultural, governmental, administrative and protective ser-
vices, and cemeteries. Existing churches also include in this category. Future Pub-
lic/institutional uses are not shown on the Future Land Use Map, since they may be 
located within any character area and future locations are not yet known. 

Undeveloped 

All land within the County has been identified as one character area or the other in 
order to link the Future Land Use Map to the Land Use Code. Therefore no undevel-
oped land is identified on the future land use map although many individual proper-
ties will continue to be undeveloped within the various character areas in the future.  

 



Draft 9/3/03 

Lumpkin County Land Use Plan Amendment 45 

Future Land Use Development Summary 

As population, business and industrial growth continue, by 2025 over 54,000 acres of 
the unincorporated portion of the county are expected to be consumed by land 
development pressures for new homes, shops, offices, and other employment op-
portunities. Over this period, almost 30.6% of unincorporated Lumpkin County, much 
of it currently vacant or in agricultural use, will experience such development activi-
ties and pressures. 

! Future Land Use Acreages 

The following table presents the amount of land shown on the Future Land Use Map 
in the various character areas and other land use categories in unincorporated 
Lumpkin County. 

 

Future Land Use 

Unincorporated Lumpkin County 

Character Area/Land Use  Acreage 

Agricultural Preservation 49,244.56 

Rural Places 27,438.05 

Residential Growth Area 27,808.97 

Neighborhood Village Center 1,492.60 

Community Village Center 851.74 

Gateway Corridor 3,240.90 

Commerce Corridor 984.15 

Intensive Industrial 0.00 

Transportation/Communication/Utilities 3,463.08 

Public/Institutional 1,636.40 

Recreation/Open Space/Conservation 61,629.61 

Total � Unincorporated Area 177,790.06 

 

As discussed earlier in this Land Use Plan, all of the unincorporated areas of the 
county have been assigned to a character area designation or land use category. 
This will enable the Land Use Plan Map to guide land development and in establish-
ing compatibility standards for various uses within each character area and be-
tween different uses.  
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! Population and Housing Forecasts 

Growth in Lumpkin County will drive demand for land development and thus �con-
sume� land for residential and nonresidential use. The following table is summarized 
from the Forecasts and Development Demand Analysis. By 2025, population and 
housing is projected to almost triple. 

 

Household and Dwelling Unit Forecast�2000-2025 
Unincorporated Lumpkin County 

 Population 

Persons in 
Group 

Quarters 
Net 

Population 

Persons 
per 

Household Households 
Dwelling 

Units 

2000 17,534  159 17,375 2.68 6,477  7,082 

2001 18,323  168 18,155 2.67 6,795  7,429 

2002 19,217  177 19,040 2.66 7,157  7,826 

2003 20,159  186 19,973 2.65 7,540  8,245 

2004 21,154  195 20,959 2.65 7,916  8,657 

2005 22,200  204 21,996 2.64 8,343  9,125 

2006 23,302  213 23,089 2.63 8,795  9,620 

2007 24,460  223 24,237 2.62 9,237  10,104 

2008 25,677  233 25,444 2.61 9,738  10,653 

2009 26,954  243 26,711 2.60 10,267  11,232 

2010 28,292  253 28,039 2.60 10,782  11,797 

2011 29,695  263 29,432 2.59 11,366  12,436 

2012 31,163  273 30,890 2.59 11,935  13,059 

2013 32,699  283 32,416 2.59 12,528  13,709 

2014 34,303  293 34,010 2.59 13,150  14,390 

2015 35,979  303 35,676 2.59 13,800  15,102 

2016 37,728  313 37,415 2.58 14,477  15,843 

2017 39,552  323 39,229 2.58 15,184  16,619 

2018 41,452  333 41,119 2.58 15,921  17,426 

2019 43,431  344 43,087 2.59 16,624  18,196 

2020 45,490  355 45,135 2.59 17,419  19,067 

2021 47,630  366 47,264 2.59 18,247  19,973 

2022 49,855  377 49,478 2.60 19,034  20,836 

2023 52,165  388 51,777 2.60 19,923  21,810 
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2024 54,563  399 54,164 2.61 20,767  22,736 

! Employment by Land Use Category 

In order to estimate future demand for nonresidential development, future employ-
ment estimates were translated from employment by economic sector to land use 
categories. Employment by land use category is estimated by applying the per-
centages of employment by category to specific land uses. The Public land use 
category has been added, reflecting federal, State and local government employ-
ees included on the Table. The following table summarizes 2003 and 2025 employ-
ment by employment category and by land use category for unincorporated 
Lumpkin County. Some employees do not generate demand for land development 
(such as itinerant construction subcontractors), and thus the totals for employment 
by category are larger than the totals allocated to the land use categories. 

 
Employment Forecast by Land Use 

Unincorporated Lumpkin County 

  2003 2025 

Employment by Economic Sector   

Agricultural Services; Mining 338 286 

Construction 611 4,042 

Manufacturing 631 2,180 

Transport, Communications & Utilities 194 871 

Wholesale Trade 95 375 

Retail Trade 919 8,783 

Finance, Insurance & Real Estate 261 2,351 

Services 1,098 8,897 

Government 801 4,296 

TOTAL by Employment Sector 4,948 32,081 

Employment by Land Use Category  

Retail Commercial 1,158 10,602 

Office 1,461 10,814 

Industrial 841 3,621 

Public 801 4,296 
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TOTAL by Land Use Category* 4,261 29,333 

*Most farmers and some construction workers do not create demand for urban land 
use categories. 

! Comparison of Existing and Future Land Use 

Comparisons between the land uses shown on the Existing Land Use Map and the 
Future Land Use Map are difficult because, while the former locates actual uses, the 
Future map covers large areas that are considered appropriate for certain types of 
development and land use categories, even though much of these latter areas will 
remain undeveloped in 2025. Two tables are presented in this section: one compar-
ing existing and future land use acreages by standard land use category, and one 
making the same comparison but based on the Future Land Use Plan�s character 
area categories. 

The following table presents land use acreages in unincorporated Lumpkin County 
based on the predominant land use categories shown on the Existing Land Use 
Map. Acreages from the Future Land Use Map are translated into these same cate-
gories from the character area data. Existing �undeveloped� acres are considered 
to be dormant but agricultural in nature, given the county�s strong agricultural base. 
Note that there are no areas identified as �industrial� on the Future Land Use Map 
because these areas are included within the commercial character areas; thus, 
while the table implies that the existing industrial areas will disappear, they are in 
fact only moved to a different category for plan implementation purposes 

 

Change in Acreages by Land Use Category 

Unincorporated Lumpkin County 

Land Use Category 
Existing 
Acreage 

Future  
Acreage 

Change    (in 
Acres) 

  Timberlands 36,500.28  
  Farmlands 25,228.00  
  Undeveloped 36,243.39  

Agriculture/Forestry: Subtotal 96,369.30 49,244.56  (47,124.74)

Residential 16,171.01 55,247.02  39,076.01 

Commercial 2,352.15 6,569.39  4,217.24 

Industrial 138.13 --  (138.13)

  TCU: Roads and Highways 3,397.06 3,397.06  -- 
  TCU: Communication & Utilities 2.66 66.02  63.36 

Transportation/Communication/Utilities: Subtotal 3,399.72 3,463.08  63.36 
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Public/Institutional 976.64 1,636.40  659.76 

  PRC: National Forest 57,038.00 57,038.00  -- 
  PRC: Parks/Recreation 1,345.11 1,345.11  -- 
  PRC: State River Buffers --  3,246.50  3,246.50 

Parks/Recreation/Conservation: Subtotal 58,383.11 61,629.61  3,246.50 

Total � Unincorporated Area 177,790.06 177,790.06  --  

 

 

The second table in this section, below, compares existing and future land use 
acreages by character area as shown on the Future Land Use Map. In order to show 
such a comparison, categories are combined where necessary. As noted, existing 
industrial acreages are included within the commercial character areas, leaving �in-
tensive industrial� for potentially noxious uses. 

 

Change in Land Use Acreage by Character Area 

Unincorporated Lumpkin County 

Character Area/Land Use  
Existing 
Acreage 

Future  
Acreage 

Change   (in 
Acres) 

Agricultural Preservation 96,369.30 49,244.56 (47,124.74) 

Rural Places 

Residential Growth Areas 
16,171.01 55,247.02 39,076.01 

Neighborhood Village Center  

Community Village Center 

Gateway Corridor 

Commerce Corridor 

Intensive Industrial 

2,490.28 6,569.39 4,079.11 

Transportation/Communication/Utilities 3,399.72 3,463.08 63.36 

Public/Institutional 976.64 1,636.40 659.76 

Recreation/Open Space/Conservation 58,383.11 61,629.61 3,246.50 

Total � Unincorporated Area 177,790.06 177,790.06  0  

 
 
Changes within the City of Dahlonega are not shown on the table above. While ex-
isting land use data is available countywide, the City of Dahlonega is independently 
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responsible for their own future land use planning and for regulation of land use and 
development.  

! Land Demand for New Growth 

As noted above, by 2025 over 54,000 acres in the unincorporated areas of the 
county are expected to become developed, prepared for development or desig-
nated by market pressures for development. In �real� acres of actual construction 
(i.e., a building on a lot), this represents some 23,000 acres. As discussed in the Fore-
casts and Development Demand Analysis, actual building construction represents 
only a portion of land �consumed� by development. A residential subdivision con-
sumes land through development even if it only contains vacant lots. Similarly, va-
cant �spin� sites at a shopping center, land set aside for �phase two� projects, and 
land otherwise graded and prepared for development can consume land as irre-
versibly as actual building construction. 

Only acres for future residential, commercial, industrial and governmen-
tal/institutional uses are included in the Land Demand Analysis calculations. Land to 
be consumed for Transportation/Communication/Utilities, Public/Institutional and 
Recreation/Open Space/Conservation uses (including the National Forest) are 
shown on the existing and future land use comparison tables above.  

! Allocation of Demand to Character Areas 

The Lumpkin County Land Use Plan embraces variety and exceptional design in its 
vision, its goals and objectives, and in its implementing regulations. Multi-use villages 
and corridors and other concepts infuse the Future Land Use Map. The following ta-
ble presents a summary from the Forecasts and Development Demand Analysis of 
anticipated future development and the character areas where it is anticipated to 
be located. 

The following table shows the percentage of each land use demand category as-
signed to each character area where each use is most likely to be developed. Thus, 
the table reflects both the allocation of future development and the land use mix 
and proportions expected, in general, in each character area. 
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! Distribution of New Growth 

This last table takes the allocation percentages from the previous table and multi-
plies them times the total demand for each land use category. Thus, the following 
table shows the actual acres allocated to each character area instead of the per-
centages. These acreages represent total land expected to be consumed by new 
development by 2025. 

 

Distribution of New Growth�2003-2025 
Unincorporated Lumpkin County 
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Agricultural 
Preservation 4,337 - - - - - - - - 4,337 

Rural Places 13,011 6,695 - - - - - - - 19,706

Residential 
Growth Areas 4,337 19,282 781 318 97 - - - - 24,814

Neighborhood 
Villages - - - - - 500 227 - 23 749 

Community   
Villages - - 112 191 194 333 151 - 46 1,026 

Gateway 
Corridor - 803 223 127 194 500 302 323 35 2,506 

Commerce 
Corridor - - - - - 333 76 753 12 1,173 

Intensive 
Industrial - - - - - - - - - - 

Total � 
Unincorporated 
County 

21,685 26,780 1,115 635 485 1,665 755 1,075 115 54,310

Note: All figures are shown in acres. 
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Appendix A--Plan Goals, Objectives and Strategies 

The following are updated plan goals, objectives and strategies to achieve the 
guiding principles throughout this plan. These Goals will be incorporated into the 
County�s 10th year update and utilized during the creation of the STWP and other 
implementation strategies. 

$ Economic Development Goal ... maintain a growing and 
balanced economy, consistent with local resources. 

" Develop strategies to encourage existing quality commercial and industrial 
businesses to remain in Lumpkin County; and strive to create opportunities 
for tourism through promotion of historic and natural resources. 

" Develop regulations for business growth within the County for the tourism, 
hospitality, retail and restaurant industry. 

" Organize and empower a taskforce to investigate available State funds for 
business and industry incubation and development. 

" Institute a high standard of aesthetics in the tourism-oriented areas. 

" Ensure that non-residential site development blends with the existing land-
scape with regard to the rural character of the County. 

" Strive to develop a superior educational and job-training environment.  

Strategies that will address these needs include... 

Commercial Strategies� 
" Continue to coordinate with, and support the Lumpkin County Chamber of 

Commerce in the retention of existing businesses and the attraction of new 
businesses. 

" Streamline and coordinate processes for business licenses, building applica-
tions, permits, plan review for existing and new buildings, and other required 
procedures.  

" Estimate the future needs of the commercial sectors; broken down between 
neighborhood, community, regional and tourism sub sectors. Identify and 
designate sufficient area for commercial uses on a Future Land Use Map. 

" Create appropriate retail and commercial opportunities, which are com-
patible with established neighborhoods and planned residential develop-
ment, and that do not impede the flow of traffic or require the County to 
make significant roadway improvements. 
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" Establish up to date reasonable and responsive performance standards for 
commercial sites and structures to provide for flexible uses. These should in-
clude adequate parking, loading, signage, setbacks and buffers, traffic ac-
cess and site circulation, and safety provisions, while ensuring a balance 
and harmony between commercial areas and residential areas. 

" Require quality architectural and site design with the use of attractive and 
durable finishing materials, landscaping, and infrastructure elements. 

" Continue to work with the City of Dahlonega to enhance their main street 
pedestrian�oriented environment through attraction of new business to the 
area, particularly specialty shops, and the encouragement of existing busi-
nesses to continue to operate in the downtown.  

Industrial Strategies� 
" Identify what constitutes quality industrial development, utilizing potential 

tax revenues, service expenditures, quality of worker, environmental effects 
of industries, and other factors as indicators prior to approval of industrial 
uses. 

" Consider the development of a quality growth district or other specialized 
criteria for rural areas that emphasizes the maintenance of the existing rural 
character. 

" Identify and plan infrastructure to meet the needs of industrial properties. 

Other Strategies� 
" Establish an education roundtable to discuss ways to maintain and improve 

the quality of the public education system and to encourage greater par-
ticipation at the college level. 

" Encourage the development of a local apprenticeship program, which 
provides technical, mechanical, and crafts experience to local children. 

" Maintain and enhance measures to combat litter and maintain physical in-
tegrity of structures in surrounding areas. 

$ Natural, Historic and Scenic Resources Goal ... protect and 
nurture the natural and historic environment of the County. 

" Preserve the qualities of the natural environment which give Lumpkin 
County its character, and preserve those areas which have important rec-
reational, scenic, historic, archaeological, educational, prime agricultural, 
and aesthetic values; including permanent public open space, green 
space, and natural areas in all areas of the County. 
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" Encourage development patterns and land use that enables the County to 
protect and preserve sensitive areas.  

" Work toward limiting soil erosion from agricultural operations, commercial 
and residential development sites, and other point and non-point erosion 
prone activities. 

" Protect water quality including those sources used for drinking water, rec-
reational activities, and other water bodies, such as non-watershed rivers, 
streams and creeks by meeting or exceeding minimum state standards for 
water supply watersheds and groundwater recharge areas. 

" Protect and preserve viable agricultural lands, wetlands, steep slopes and 
ridgelines, and other environmentally sensitive areas from incompatible ac-
tivities and development, protection of mature trees during the develop-
ment process and other land disturbance activities. 

" Protect and preserve the integrity of historic and archaeological resources 
found throughout Lumpkin County, to ensure they are not removed from the 
County without permission. 

Natural Resources Strategies� 
" Establish an Advisory Committee at the government level to assure the 

preservation of the environment is coordinated with growth. 

! Develop policies and procedures for the protection of flora and fauna 
and their habitat.  

! Identify key vistas, views and sites containing unique natural beauty and 
develop policies to protect them. 

! Identify and acquire land with the intent of developing public parks or 
preserves. 

! Ensure the protection of strategic areas through donations to organiza-
tions such as the Nature Conservancy with the objective of creating natu-
ral refuges, reserves or nature centers. 

" Develop a Future Land Use Map, concentrating development in specific 
areas of the County and limit development in environmentally sensitive ar-
eas. 

" Enact ordinances for tree protection, signage, landscaping, trail connec-
tions, buffer areas between development and sensitive land uses, a green-
way system plan, and open space requirements.  

" Establish environmental education programs for youth at the school level, 
the general public and development interests.  

" Establish land use regulations and development standards related to devel-
opment and storm water management, waste disposal within watersheds, 
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aquifers, groundwater recharge areas, and open space zones to ensure 
compliance with DNR rules. 

" Work with applicable organizations to monitor activities, which could affect 
the quality of the water supply through enforcement activities and other 
mechanisms.  

" Protect, preserve and regulate flood prone and wetland areas from unsuit-
able development or development that is detrimental to these areas.  

" Assist farmers in implementing Best Management Practices. 

Historic Resources Strategies� 
" Identify opportunities for adaptive re-use of historic resources. 

" Encourage and promote educational efforts designed to enlighten the pub-
lic concerning the value and importance of local historic and archaeologi-
cal resources. 

" Continue to monitor and update the comprehensive survey of historic re-
sources from which preservation plans, preservation ordinances, historic dis-
tricts, landmarks and National Register nominations can be made.  

" Encourage the eventual inclusion of all eligible historic buildings, structures, 
and districts for nomination as a local, state or national historic structure, or 
site on the National and Georgia Register of Historic Places. 

! Target nomination of at least two historic resources per year to the Na-
tional Register of Historic Places. 

Agricultural Protection Strategies 
" Effect protective mechanisms and design performance standards for agri-

cultural lands, such as voluntary covenants, Purchase of Development 
Rights, Transfer of Development Rights, Agricultural or large lot zoning, and 
utility extension policies that preserve agricultural lands. 

" Minimize land subdivision and development within fertile riverine bottom-
lands and other areas containing prime agricultural soils. 

" Develop guidelines to minimize incompatible uses between residential and 
agricultural development. 

$ Public Facilities and Services Goal ... provide the best possible 
public facilities and services for the citizens and businesses within 
the County. 
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" Ensure the provision of high quality public facilities to serve County residents 
and businesses, sufficient for current and future use, establish criteria to en-
sure that privately supplied or developed community facilities are ade-
quately designed and constructed and that all facilities are adequately 
maintained. 

" Ensure that each citizen of Lumpkin County has the opportunity for quality 
health care. 

" Ensure the adequate provision of water and wastewater services through 
development and maintenance of facilities and land use planning. 

" Ensure the efficient and effective collection of solid waste and recycla-
ble/combustible materials in the County. 

" Ensure that a variety of passive and active park, open space and recrea-
tional facilities and opportunities are available and accessible to all existing 
and future residents of the County. 

" Provide fire protection, which enables an optimum degree of security 
against fire losses in all areas of the community. 

" Minimize crimes to persons and property. 

" Encourage an educational system that achieves a higher standard of learn-
ing and meets current and future population needs. 

Public Facility Strategies... 
" Ensure the rational and responsive expansion, improvement, development 

and outfitting of public service facilities according to need, current and fu-
ture population, land use and suitability, user safety and comfort, public ac-
cessibility, community objectives, and optimum use of public funds. 

" Ensure that infrastructure keeps pace with new development. Develop a 20 
year Facilities Capital Improvement Plan and program tied to the County�s 
Comprehensive Plan, to be updated every 5 years.  

! Program public services and facilities in development areas as outlined on 
the Future Land Use map. 

! Adopt public service and facility standards to ensure new development 
will only be approved when the facilities to serve it will concurrently be 
available. 

! Conduct a needs assessment to determine which public services do not 
currently meet local needs, may be eliminated or modified, and identify 
the potential implementation of public services that are in demand locally 
but, are not currently provided. 
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! Require all construction, expansion, and alterations to public facilities 
comply with or exceed all local, state, and federal standards, including 
the Americans with Disabilities Act. 

" Program adequate operation and maintenance costs prior to expansion of 
all community facilities and services. 

" Develop a long-term maintenance plan for community facilities. 

Solid Waste Strategies� 
" Implement an on-going monitoring of the amount and composition of the 

solid waste generated within the County in order to have sound information 
upon which to base solid waste management decisions and to determine if 
state-wide and local goals have been met through the waste composition 
database. 

" Utilize the 20 Year Capital Improvements Plan as a mechanism to: 

! Ensure solid waste treatment and disposal requirements serving Lumpkin 
County meet regulatory requirements and are in place when needed to 
support and facilitate effective solid waste handling programs today and 
for a 10-year period. 

! Ensure proposed solid waste handling facilities are sited in areas suitable 
for such developments, are compatible with surrounding land uses, and 
are not considered for location in areas which have been identified as 
having environmental or other land use limitations. 

" Emphasize education and public relations activities to increase awareness 
of current programs to reduce the solid waste stream, including source re-
duction; composting, recycling and personal waste reduction programs, as 
well as, the implications of non-compliance. 

Water Provision Strategies� 
" Review the potential for development of public water and sewer service for 

the unincorporated areas of the county. 

" Investigate the possibility of contracting with Dahlonega to expand water 
and sewer service into the unincorporated areas of the County.  

" Encourage the expansion of water and sewer only in areas planned for 
more intense development in order to discourage intrusion into rural areas. 

Public Safety Strategies... 
" Maintain adequate jail/detention facility space that meets applicable 

state/federal standards. 

" Maintain and upgrade the 911 system countywide.  
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" Evaluate capabilities of fire fighting equipment and improve/upgrade 
equipment where appropriate, consistent with local resources. 

" Require development to meet all applicable building and fire prevention 
codes. 

Hospitals and Other Public Health Facility Strategies... 
" Continue to work with the Lumpkin County Board of Health to develop and 

expand programming to meet the needs of the County�s citizens.  

" Monitor demographic trends to ensure adequate health facilities are in 
place to meet the needs of an increasing mature population. 

Recreation and Open Space Strategies... 
" Secure adequate future sites for passive and active recreational activities 

by identifying sites possessing the foremost combinations of natural features, 
size, and location, suited for the type of experience to be provided. 

" Update current facilities or develop new facilities as needed, in order to 
meet current shortfall in demand, such as tennis courts, soccer fields, ball 
fields, and equestrian facilities, as part of the overall recreational facilities 
planning process. 

! As part of the overall recreational facility planning process, provide ade-
quate site areas and facilities for both active and passive recreational 
opportunities, centrally located in relation to existing and planned resi-
dential areas, serving all residents within a targeted travel time.  

! Consider the distribution of current and future population when planning 
for new park facilities and enhancing existing facilities. 

! Target the development of additional opportunities for passive and natu-
ral activities, and facilities such as rest areas, campgrounds, lookout 
points, and interpretive areas. 

" Encourage developers to reserve open space within or adjacent to pro-
posed development sites. 

" Seek to jointly use public school properties for community recreational pro-
grams and activities when not in use by the public school system. 

Cultural and Library Strategies... 
" Maintain library capacity to meet and exceed the current user population. 

Educational Strategies... 
" Support/cooperate with the Board of Education to provide a public school 

system that enables all students to realize their highest potentials as indi-
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viduals and members of society, by maintaining facilities that are not oper-
ating at over-capacity conditions in pace with enrollment. 

! Develop a clear coordination process between the County and the 
Board of Education in order to maximize opportunities in the selection of 
future school sites and the expansion of existing sites. 

! Encourage early land reservation by the County and Board of Education 
to minimize future land costs and obtain best sites. 

" Continue to promote local opportunities for human resource development 
and employee training. 

" Provide adult literacy programs and enhance education of adults. 

$ Transportation Goal ... provide a transportation system that keeps 
pace with growth and allows for mobility options. 

" Actively plan for improvements to the local transportation system, which 
must be accomplished in a regional, collaborative context involving other 
regional cities and counties. 

" Maintain and increase transportation infrastructure capacity, accessibility, 
efficiency and mobility, in the context of existing land uses, proposed land 
planning and development, and user needs. 

" Promote the use of an alternative transportation systems suited for rural ar-
eas. 

Strategies that will address these needs include... 
" Continue to administer the program to pave County roads on the basis of 

need, availability of right-of-way, and soil conditions. 

" Continue annual road improvements with funds from the Georgia Depart-
ment of Transportation�s Local Assistance Road Program (LARP), based on a 
prioritized schedule of needed road improvements.  

" Coordinate land use planning with transportation planning to ensure ade-
quate capacity, level of service, compatibility, and safety. 

! Develop and update the future land use plan, with consideration of the 
interrelationship between land use and transportation planning.  

! Require acceptance of a road into the County road system occur only if 
that road�s construction standards meet County road requirements. Iden-
tify roads that need to be upgraded to County standards. 

! Plan and budget for acquiring road right-of-way on an annual basis in a 
manner consistent with programmed projects, as well as, those intersec-
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tions and streets needing improvement to accommodate continued 
growth. 

! Provide adequate circulation infrastructure in commercial and industrial 
areas to foster the efficient movement of goods and services, to allow 
access to and from commercial areas by users, and including bicycle and 
pedestrian movement. 

" Pursue and foster the success of additional modes of transportation. 

! Address the special transportation needs of those populations, who may 
be more transit dependent including the elderly, handicapped and eco-
nomically disadvantaged, by providing them with convenient and safe 
transportation options. 

! Integrate and accommodate pedestrians into the planning, design and 
construction elements of the transportation system. Improve pedestrian 
safety with a program of sidewalks, signage, markings and signals in con-
gested areas. 

$ Housing Goal ... ensure that all residents of the community have 
access to adequate and affordable housing. 

" Promote and encourage residential densities and designs ensuring varied 
living areas and housing types. 

" Use infrastructure as a tool to guide new residential locations. 

" Assure that people who work in Lumpkin County have the opportunity to live 
in Lumpkin County. 

Strategies that will address these needs include... 
" Encourage the development of �starter� housing with affordable mortgage 

payments. 

" Add limited higher density housing to increase the affordable housing stock. 

" Utilize federal and state grant money and technical assistance programs, to 
the extent possible, to serve local housing needs. 

" Encourage developers to utilize federal and state grant and assistance 
funds, with technical assistance programs to the extent possible, to serve lo-
cal housing needs. 

" Preserve existing neighborhoods as a source of affordable housing through 
maintenance and rehabilitation programs. 

" Assess the need of providing additional affordable housing. 
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$ Land Use Goal ... manage growth and development based on 
physical, social, and economic needs, environmental 
considerations, and the ability of the tax base and public facilities 
and services to support such growth and development. 

" Ensure future land use and development decisions are consistent with long-
range planning goals and policies, and that such decisions promote social 
and economic well being. 

" Promote well-designed and planned development that will preserve open 
space and environmentally critical areas where feasible. 

" Develop a land use plan that minimizes land use incompatibilities. 

" Promote the low-density rural character of outlying remote areas in the 
County, consistent with other development goals and objectives. 

" Implement a land use plan that articulates a physical policy for a compact 
urban area to minimize environmental impacts, assure the availability of utili-
ties concurrent with development, and minimize public service costs.  

" Coordinate development with the provision of public services and facilities. 

Strategies that will address these needs include... 
" Promote subdivisions that foster a sense of community and foster pedestrian 

mobility, the natural environment, community recreation, and public open 
space.  

" Use infrastructure as a tool to guide development into locations where the 
land is most cost effectively serviced (i.e., accessible to police, fire, sewer 
and the urban road network), with protection for the integrity of established 
neighborhoods. 

! Adopt public service and facility standards that ensure new development 
will only be approved when the facilities to serve it will be concurrently 
available. 

! Implement a system of interrelated land use and capital improvements 
planning.  

! Monitor development�s impact on existing or future infrastructure capaci-
ties. 

" Provide suitable areas for continuation and expansion of low-density rural 
mixtures of site-built dwellings and manufactured homes with non-intensive 
agricultural uses. 

" Revise the subdivision review program, or develop performance standards, 
so that each subdivision fronts on a public or private street with suitable ac-
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cess, width, all weather surfacing and drainage, rather than fronting and 
deriving access on a major thoroughfare.  

" Ensure suitable land is available for the projected acres of future residential, 
commercial and industrial development. 

" Through the Future Land Use Plan, conserve those areas with soils and other 
characteristics that are most suitable for prime agricultural land through des-
ignation as agricultural or very low density residential. 

" Designate on the Future Land Use Plan preferred locations for non-
residential development that limit encroachment and impacts on residential 
areas.  

! Encourage nodal development in order to avoid commercial sprawl. Re-
tail areas should be well defined to avoid �retail creep� beyond desig-
nated commercial areas. 

! Promote regional and community commercial development at locations 
near intersections of existing or planned major thoroughfares designated 
for commercial uses. 

! Establish the location for industrial uses within industrially designated areas 
and planned industrial parks. 

! Establish standards requiring buffers between non-residential and residen-
tial uses when adjacent to one another. 

" Develop design plans for major entranceways into the County to serve as a 
guide for future development. 

" Integrate existing cottage industries in a way that does not negatively im-
pact surrounding residential uses. Lumpkin County�s greatest strength is its 
proactive and concerned residents.  
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Appendix B-Public Participation Survey Results 

 
 

Place of Residence
Inside Dalhonega 13
Unincorporated Lumpkin County 96
Outside of Lumpkin County 6
Total number of surveys 115

1-9 yrs 10-19 yrs 20-29 yrs 30+ years
Length of Residency 55 23 16 16

Economic Development Yes No
Do you work in the County 52 52

Forsyth Dawson White Other
If outside the County Where 5 3 5

>5 miles >20 miles Over 20
Length of Commute

Yes No
Is there adequate employment 38 72

Housing
Is more affordable housing needed 100 16

Land Uses
Should junkyards be more restricted 102 8
More restrictive in regulating land 106 13
Higher density closer to the City 61 23
Would you like to see conservation sub. 101 4
Are trees adequately protected 40 6

Natrual Resources
Should natural and Agr. Be preserved 115 0
Should the county preserve open space

Community Facilities
Adequate level of education 69 20
Should Water & Sewer be expanded 33 15
Infrastructure/land use coordination 105 9
Increased pedestrian linkages 99 10

Lumpkin County Survey Tabulation
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The following are key issues that were identified at public meetings and survey ques-
tionnaires during the Public Involvement Process: 

!Greenspace/Open Space 

A strong goal held by many county residents is to preserve open space in the 
rural areas and to protect greenspace in areas where growth is occurring be-
fore it is lost to development.  Retaining view corridors, increasing recrea-
tional opportunities and keeping mountain areas pristine is extremely impor-
tant to both the general quality of life of residents, but also is a large portion 
of the economic tax base. 

!Protection of Natural Resources 

The County has an abundance of natural resources that should be pro-
tected, particularly to assure a high quality water supply in its streams and 
wells into the future.  Increased attention should be paid to poor soils and the 
placement of septic tanks. 

!Protecting Agricultural Uses/Rural Character 

Lumpkin County has a strong agricultural foundation based on family farms 
and heritage. Most of the County remains rural in character, although subdi-
visions are springing up in the southern part of the County and along Ga. 400.  
Strong protection against residential intrusion, attention to landscaping and 
buffering and the encouragement of innovative land use planning such as 
conservation subdivisions will all help preserve this character. 

!Discouraging Sprawl and Encouraging Preferred Land Use 

Most residents see sprawl as unlimited development occurring hop-scotch 
across the County without relationship to future development patterns, infra-
structure investment, or county services.  Residents want to see a more com-
pact pattern of development focused in areas planned for growth and 
where the roads and county infrastructure can adequately serve the future 
residents, employees and customers that development brings. 

!Avoiding Undesirable Land Uses 

Some land uses are not considered good neighbors and are undesirable, at 
least in areas where many people would feel their impact. Unfortunately, 
some of these uses are a fact of life�places to dispose of our garbage, 
sources of stone and asphalt to build and fix our roads.   Allowing but control-
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ling such uses as landfills and quarries is a high priority for most of the County�s 
residents and homebuilders. 

!Providing Alternatives for Affordable Housing 

Ensuring that all residents of the community have access to adequate and 
affordable housing has become a major issue in the County as growth pres-
sures continue to drive up the price of land.  Due in part lack of infrastructure 
and inadequate land use planning the only alternative for affordable housing 
in the County currently is mobile homes.  Diversification of the housing stock 
to include options that can provide more affordability in housing and lifestyle 
phasing could provide viable options to mobile homes.  

!Tax Equity Based on Use and encouraging a balanced tax base 

There are many, many factors that go into the valuation of a property, as the 
taxpayers have found out through the recent reassessment. However, without 
any limitations imposed on the use of a property, the Tax Assessor can only 
assume that market forces will determine the most likely �highest and best� 
use, regardless of the owner�s plans for their land.  Residents would like to see 
a more accurate assessment of their property based on realistic uses of their 
land.   

Survey Quotes 

!On Growth Management 

" “There are too many people in this County already—we need to close the doors” 

" “No more development—Period!!” 

" “Don’t need anymore of any kind of development!” 

" “People are closed minded—want to stop growth and progress—Since growth is inevitable 
they we should be spending our energy on managing and getting what we want!” 

" “We definitely need control—smart development that maintains our heritage while moving 
forward” 

" “We should have a land use plan that is followed—no more willy nilly growth!” 

" “Accept growth but guide it!” 
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Appendix C--Existing Land Use Patterns 

!Chestatee Planning Area�Northern Most Section 

! Majority Chattahoochee National Forrest 

! Active agriculture adjacent to John Crow and Jim Anderson Roads 

! Scattered SF in southern portion (average density?) 

! Residential development along Hester Gap Road with a subdivision on the 
east side of SR60 and Cedar Mt. Road 

! Elmer Cain Road 

! Few Mobile homes 

! Small-scale commercial - U.S. 129/John Crow Rd.  

! Restaurant at Turners Corner  

! Campground restaurant and store 1 mile north of Turner�s corner on the 
east side of U.S. 129 

! Natural Resources: 

! Waters Creek 

! Boggs Creek 

! Dockery Lake 

!Frogtown Planning Area 

! Rural single family and agriculture 
! Subdivision adjacent to Chestatee River along Horseshoe Bend Road and 

Rivermist Drive 
! Single Mobile homes adjacent to Soapstone, Grindle and Grindle Bridge 

Road 
! Vacant commercial fronting Garnett road 
! Convenient store & feed mill @ Garnett Bridge and Shoffret Road 
! Industrial South of Garnett Bridge Road opposite Three Sons Road 

!Porter Springs Planning Area 

! Northern 2/3 rds Chattahoochee National Forrest 
! Rural mix of scattered single family, mobile homes and agricultural 
! More density developed residential along north and south sides of 

Cavender Creek, individual mobile homes 
! Mobile Home Park at Cavender Creek between Esborn Seabolt Road and 

Porter Springs Road 
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! Commercial and industrial uses along Cavender Creek 
! Carburetor shop on McDonald Road 
! Expansion of commercial�intersection of Cavender Creek Road with Rail 

Hill Road and Porter Springs. 

!Dahlonega Planning Area 

! US Highway Business 19�strip commercial north of Dahlonega along Hwy 
60 to Oak Grove Road to intersection of SR 60 and Camp Wahsega Road 

! South of the city along US Highway 19, SR 52, US 19, SR 52, US19, Bus/60�
Scattered Commercial 

! Established SF Neighborhoods along Anderson Drive, Creek Valley Road 
and Owens Road North of City 

! Establish SF Neighborhood along Deer Run and Calhoun Road 
! New Suburban Single Family Gilbreath Way and North of Oak Grove Road 

along Alex Martin Road 
! Single lot SF along Hwy 19 Bus and Oak Grove Road 
! More density in north section 
! MHP North of the city, west of US Hwy, 19 Business 
! Continued development northern half  
! Infill commercial 
! Commercial nodes at Hwy 19B US 19/Cavender Creek SR 52 at Town 

Creek Church 
! Anticipated industrial along Cavender Creek just east of US 19�Light in-

dustrial 
! Level tope, good access to Dahlonega 
! Potential denser development close to GA 400 and the Dahlonega South 

and West Connector 

!Crumby Planning Area 

! Primarily vacant and undeveloped 
! Scattered low density single family on Cavender Creek Road and Rock 

house 
! Limited agriculture and scattered mobile home 
! Commercial Development: county stores, body shop along Cavender 

Creek Campground end of Hidden Valley Road 
! Mobile Home Town Creek Road, concentration eastern portion of Homer 

Edge Road 
! Northern low density single family and agriculture 

! Single Family along Cavender Creek and Copper Mines Road 
! River Front lots South of Cavender Creek Road 
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!Shoal Creek Planning Area 

! Western portion�scattered single family along Blue Ridge View road, 
Pecks Mill Road 

! Mobile Home Concentration along Buckwood Circle 
! Central Subdivisions between Longbranch Road Extension Copper Mines 

Road and Grindle Brothers Road, Longbranch Road south of SR 52. 
! Scattered Mobile Home along Grindle Brother Road 
! East�Commercial development on SR 115 Convenience stores and auto 

shops 
! Industrial and Junkyards 
! Rural agriculture and low density single family  

!Wahoo Planning Area 

! Agriculture and very low density single family 
! Stonehenge mobile home subdivision and Camelot Subdivision along SR 

115 

!Martins Ford Planning Area 

! Sparsely developed in the north and more densely developed in the south 
near Hall County 

! Scattered mobile homes on east side of Longbranch Road 
! Mainly subdivisions along SR 60 and 400, Chestatee River 
! SR 60 east of 400, along 7 Mile Hill Road, Martins Ford Road and Floyd Sul-

len�s Road�single family and mobile homes 
! Subdivisions in southern most portions. 

!Auraria Planning Area 

! Historic in nature�first community in Lumpkin County 
! Diversity in land uses 
! Single Family residential development in the northwest section�Burnt 

Stand Road 
! MH and SF along Cain Bridge Road, Blackburn Road 
! MH subdivision south of Burnt Stand Road 
! Farming operations along Ben Higgins Road and Auraria Road (Forested) 
! Limited commercial development primarily along Auraria Road and scat-

tered locations. Limited commercial along GA 400 corridor: Bill Elliot Ford, 
retail commercial complex  

! Lumpkin County Industrial Park southeast corner of GA 400 and Lumpkin 
County Parkway. 

! Poly Portables at the intersection of Ben Higgins Road and SR 9/52 
! Single Family residential development along Lake Lanier 
! Proposed commercial along Whelchel Road 
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! Activity node recommended at the intersection of Auraria Road and Cas-
telberry Bridge Road 

!Mill Creek Planning Area 

! Sparsely developed, rural section 
! Development node at State Route 9 and Mill Creek Church Road�single 

family, mobile homes and limited commercial uses 
! Agricultural�Rider Road, the end of Arrendal Road and the southern por-

tion of the planning area west of State Route 9. 
! Timber�harvesting along Little Mountain Road 
! Mobile Homes on individual lots and small mobile home park are located 

along Castleberry Bridge Road. 
! Mobile homes along the east side of John Perry Road. 
! Proposed land use as very low density of agriculture, forestry and resi-

dences in north and northwest; development of Rider Road for agricul-
tural use. Mixed single-family and mobile home development for southern 
section.  Limited commercial near State Route 9 and Mill Creek Church 
Road.  

!Davis Planning Area 

! Small and densely developed. Rural but rapidly surbanizing. 
! Mix of agricultural, with single family, mobile homes and home businesses, 

along with neighborhood commercial. 
! Northwestern portion of Planning Area within Chattahoochee National 

Forest.  Small agricultural in this area. 
! Limited commercial along State Routes 9 and 52. 
! Future: Limited commercial proposed for State Routes 9 and 52.  There are 

no future industrial land use plans.  

!Nimblewill Planning Area 

! Largest Planning Area within Lumpkin County. Entire area within Chatta-
hoochee National Forest proclamation area and Blue Ridge Wildlife Man-
agement Area. 

! Only exception to above � South of State Route 52. 
! Undeveloped with low density of agriculture and single family residential. 
! Westernmost area of north of State Route 52 with significant low-density 

farm structure, mobile homes and single family residential. 
! No industrial. 
! Thriving resort and conference centers; country stores on State Route 52. 
! Proposed as parks, recreation, open space; rural agriculture and low den-

sity residential. 
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!Hightower Planning Area 

! Most remote and undeveloped area in Lumpkin County � extreme topog-
raphy. 

! Lake Nimblewill substantial portion of area. 
! Most development along Wahsega Road � low-density rural mixture land 

use. 
! Camp Wahsega and Frank Merrill Army Ranger Camp � two significant 

public � semi public areas. 
! Proposed to remain forest, rural agriculture and very low density residen-

tial. 

!Cane Creek Planning Area 

! Extends throughout northern one-half of County in north/south direction. 
! Northern portion in Chattahoochee National Forest. 
! Denser rural development along Black Mountain and Wahsega Roads. 
! Lumpkin County Airport located south-central portion. 
! Significant industrial and commercial development along Wahsega road, 

between Black Mountain Road and State Route 9. 
! Significant agriculture between Wahsega Road and Chattahoochee Na-

tional Forest. 
! Future proposal calls for parks, open space and recreational areas for 

northern portion; low-density single family residential and mobile homes; 
some agriculture in southern-most portion. 

!Yahoola Planning Area 

! Northern two-thirds of Yahoola lies inside Chattahoochee National Forest. 
! Southern one-half contains development, which is low density rural. 
! Main road is State Route 9 along eastern boundary. 
! Proposed land use is for some scattered residential and commercial; re-

mainder to contain parks, residential along with low-density agriculture.    


